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Directions to SFRTA:  I-95 to Copans Road.  Go west on Copans to North Andrews Avenue Ext. and turn right.  
Go straight to Center Port Circle, which is NW 33rd Street, and turn right.  SFRTA’s offices are in the building 
to the right.  The SFRTA offices are also accessible by taking the train to the Pompano Beach Station.  The 
SFRTA building is South of the station. Parking is available across the street from SFRTA’s offices, at the 
Pompano Beach Station. 
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PROPERTY TASK FORCE MEETING 
OF SEPTEMBER 28, 2007 

 
The meeting will convene at 8:00 a.m., and will be held in the Board Room of the South Florida 
Regional Transportation Authority, Administrative Offices, 800 NW 33rd Street, Suite 100, Pompano 
Beach, FL 33064. 
 
CALL TO ORDER 
 
AGENDA APPROVAL – Additions, Deletions, Revisions 
 
MATTERS BY THE PUBLIC – Persons wishing to address the Committee are requested to 
complete an “Appearance Card” and will be limited to three (3) minutes. Please see the Minutes 
Clerk prior to the meeting. 
 
DISCUSSION ITEMS 
 
D1 – Cypress Creek Offer to be forwarded by Property Task Force Chair, George Morgan 
 

CONSENT AGENDA 
Those matters included under the Consent Agenda are self-explanatory and are not expected to 
require review or discussion.  Items will be enacted by one motion in the form listed below. If 
discussion is desired by any Committee Member, however, that item may be removed from the 
Consent Agenda and considered separately. 
 
C1 – MOTION TO APPROVE:  Minutes of Property Task Force Meeting of August 22, 2007 
 

 REGULAR AGENDA 
Those matters included under the Regular Agenda differ from the Consent Agenda in that items will 
be voted on individually.  In addition, presentations will be made on each motion, if so desired. 
 
R1 – REQUESTED ACTIONS: 
 
(A) MOTION TO ACCEPT: Proposals from Yamato Road Joint Venture and Boca Tri-Rail 

Center, LLC, as satisfying the minimum requirements of SFRTA’s Policy for Unsolicited 
Proposals. 

 
(B) MOTION TO SELECT: Panel of Evaluators to perform a Comprehensive Evaluation 

within 30 days, of the Unsolicited Proposals that were received from Yamato Road Joint 
Venture and Boca Tri-Rail Center, LLC, for development at the Tri-Rail Boca Raton Station. 

 
INFORMATION / PRESENTATION ITEMS 

Action not required, provided for information purposes only. 
 
I1 – INFORMATION:  Appraisal of SFRTA Cypress Creek Property. 
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OTHER BUSINESS 
 
SFRTA EXECUTIVE DIRECTOR REPORTS/COMMENTS 
 
PROPERTY TASK FORCE MEMBER COMMENTS 
 
ADJOURNMENT 
 
 
In accordance with the Americans with Disabilities Act and Section 286.26, Florida Statutes, persons with disabilities 
needing special accommodation to participate in this proceeding, must at least 48 hours prior to the meeting, provide a 
written request directed to the Planning and Capital Development Department at 800 NW 33rd Street, Suite 100, 
Pompano Beach, Florida, or telephone (954) 942-RAIL (7245) for assistance; if hearing impaired, telephone (800) 273-
7545 (TTY) for assistance. 
 
Any person who decides to appeal any decision made by the South Florida Regional Transportation Authority Property 
Task Force with respect to any matter considered at this meeting or hearing, will need a record of the proceedings, and 
that, for such purpose, he/she may need to ensure that a verbatim record of the proceedings is made, which record 
includes the testimony and evidence upon which the appeal is to be based. 
 
Persons wishing to address the Committee are requested to complete an “Appearance Card” and will be limited to three 
(3) minutes.  Please see the Minutes Clerk prior to the meeting. 



   
  

MINUTES 
PROPERTY TASK FORCE MEETING  

OF AUGUST 22, 2007 
 
 
The Property Task Force meeting was held at 9:40 a.m. on Wednesday, August 22, 2007 in the 
Board Room of the South Florida Regional Transportation Authority (SFRTA), Administrative 
Offices, located at 800 NW 33rd Street, Suite 100, Pompano Beach, FL 33064. 
 
PROPERTY TASK FORCE MEMBERS PRESENT:  
 
Mr. James A. Cummings, SFRTA Board Member 
Mr. Neisen Kasdin, SFRTA Board Member  
Mr. George Morgan, Jr., SFRTA Board Member and Property Task Force Chair 
 
PROPERTY TASK FORCE MEMBERS ABSENT:  
 
Mr. Bill Smith, SFRTA Board Member and Property Task Force Vice-Chair  
 
ALSO PRESENT: 
 
Mr. Joseph Giulietti, SFRTA Executive Director 
Mr. Jack Stephens, SFRTA Deputy Executive Director 
Mr. Edward Ames, Ames Appraisal Services 
Ms. Bonnie Arnold, SFRTA 
Mr. Brad Barkman, SFRTA 
Mr. Chris Bross, SFRTA 
Ms. Loraine Cargill, SFRTA 
Dr. Kim DeLaney, Treasure Coast Regional Planning Council 
Ms. Mary Jane Lear, SFRTA 
Mr. Michael Masanoff, Cypress Creek Partners, LLC 
Ms. Renee Mathews, SFRTA 
Mr. Dan Mazza, SFRTA 
Ms. Teresa Moore, Greenberg Traurig 
Mr. Jeff Olson, SFRTA 
Mr. Justin Sayfie, Blosser & Sayfie, Counselors at Law 
Ms. Flavia Silva, SFRTA    
Ms. Lynda Kompelien Westin, SFRTA 
Mr. Edward Woods, SFRTA 
 
CALL TO ORDER 
 
The Chair called the meeting to order at 9:40 a.m. 
 
AGENDA APPROVAL – Additions, Deletions, Revisions 
 
Mr. Cummings moved for approval of the Agenda.  The motion was seconded by Mr. Kasdin. 
 

AGENDA ITEM NO. C1
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The Chair called for further discussion and/or opposition to the motion. Upon hearing none, 
the Chair declared the Agenda approved. 
 
The Chair moved the discussions to the next item on the Agenda. 
 
MATTERS BY THE PUBLIC – Persons wishing to address the Committee are requested to 
complete an “Appearance Card” and will be limited to three (3) minutes. Please see the Minutes 
Clerk prior to the meeting. 
 
Mr. Sayfie from Blosser & Sayfie Counselors at Law, on behalf of Cypress Creek Partners, LLC 
(CCP), addressed the Property Task Force regarding the Minutes of the May 11, 2007 Property Task 
meeting.  Mr. Sayfie requested to present his client’s understanding of the Agreements between the 
Florida Department of Transportation (FDOT) and Cypress Creek Park and Ride Associates Limited 
Partnership and the amendments to the Agreement between FDOT and CCP in a form of a letter to 
be entered into the record. 
 
The Chair moved the discussions to the next item on the Agenda. 
 

CONSENT AGENDA 
Those matters included under the Consent Agenda are self-explanatory and are not expected to 
require review or discussion.  Items will be enacted by one motion in the form listed below. If 
discussion is desired by any Committee Member, however, that item may be removed from the 
Consent Agenda and considered separately. 
 
C1 – MOTION TO APPROVE:  Minutes of Property Task Force Meeting of May 11, 2007 
 
Mr. Kasdin moved for approval of the Consent Agenda.  The motion was seconded by Mr. 
Cummings.  
 
The Chair called for further discussion and/or opposition to the motion. Upon hearing none, 
the Chair declared the Consent Agenda approved unanimously. 
 
The Chair moved the discussions to the next item on the Agenda. 
 

 REGULAR AGENDA 
Those matters included under the Regular Agenda differ from the Consent Agenda in that items will 
be voted on individually.  In addition, presentations will be made on each motion, if so desired. 
 
R1 – REQUESTED ACTIONS: 
 
(1) MOTION TO RECOMMEND:  Submittal of a Notice of Proposed Change for the Boca 

Raton Phase II Joint Development Project to change the development configuration of the 
site to accommodate 60,000 square feet of office space and 10,000 square feet of retail, and 
extend the expiration date of the Development of Regional Impact from November 2008 to 
November 2011. 
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(2) MOTION TO RECOMMEND:  Allowing staff to pursue a revision to the City of Boca 
Raton zoning regulations to allow less restrictive signage for the retail space. 

 
Mr. Kasdin moved for approval of Agenda Item R1: MOTION TO RECOMMEND:  Submittal of a 
Notice of Proposed Change for the Boca Raton Phase II Joint Development Project to change the 
development configuration of the site to accommodate 60,000 square feet of office space and 10,000 
square feet of retail, and extend the expiration date of the Development of Regional Impact from 
November 2008 to November 2011.  The motion was seconded by Mr. Cummings.  
 
Mr. Kasdin moved for approval of Agenda R2: MOTION TO RECOMMEND:  Allowing staff to 
pursue a revision to the City of Boca Raton zoning regulations to allow less restrictive signage for 
the retail space.  The motion was seconded by Mr. Cummings.  
 
The Chair called for further discussion and/or opposition to the motions. 
 
There was discussion amongst the members regarding the submittal of a Notice of Proposed Change 
(NOPC) timeline and the receipt of the Unsolicited Proposal for the Boca Raton Phase II Joint 
Development Project and after discussions Mr. Kasdin withdrew his previous motions. 
 
Mr. Kasdin moved to defer R1: MOTION TO RECOMMEND:  Submittal of a Notice of 
Proposed Change for the Boca Raton Phase II Joint Development Project to change the 
development configuration of the site to accommodate 60,000 square feet of office space and 
10,000 square feet of retail, and extend the expiration date of the Development of Regional 
Impact from November 2008 to November 2011 to the next Property Task Force meeting.  The 
motion was seconded by Mr. Cummings.  
 
Mr. Kasdin moved to defer R2: MOTION TO RECOMMEND:  Allowing staff to pursue a 
revision to the City of Boca Raton zoning regulations to allow less restrictive signage for the 
retail space, to the next Property Task Force meeting.  The motion was seconded by Mr. 
Cummings.  
 
The Chair called for further discussion and/or opposition to the motions. Upon hearing none, 
the Chair declared the motions approved unanimously. 
 
The Chair moved the discussions to the next item on the Agenda. 
 

INFORMATION / PRESENTATION ITEMS 
Action not required, provided for information purposes only. 

 
I1 – INFORMATION: Proposal from OPUS South Corporation 
 
Mr. Stephens, SFRTA, informed the Property Task Force members that the SFRTA sent a letter to 
Mr. Deckinger, OPUS South Corporation, advising that their Proposal did not meet all the 
requirements of the Authority’s Unsolicited Proposal Policy and that no actions are required from 
the Property Task Force at this time. 
 
The Chair moved the discussions to the next item on the Agenda. 
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I2 – INFORMATION: Appraisal of SFRTA Cypress Creek Property 
 
Mr. Sayfie, on behalf of Cypress Creek Partners, LLC (CCP), addressed the Property Task Force 
stating that CCP received the SFRTA Cypress Creek Property appraisal performed by Ames 
Appraisal Services and is currently reviewing the appraisal and added that CCP would like to 
continue negotiating with the SFRTA. 
 
Mr. Cummings stated that the Property Task Force should recommend to the SFRTA Governing 
Board to reject the CCP Proposal. 
 
Mr. Kasdin exited the meeting at 10:10 a.m. 
 
Mr. Ames, Ames Appraisal Services, explained to the Property Task Force members how he arrived 
at the estimate of market value of the SFRTA owned parcel located west of the Cypress Creek Tri-
Rail Station in the City of Fort Lauderdale. 
 
Mr. Masanoff, CCP, addressed the Property Task Force regarding the appraisal report.  Mr. 
Masanoff stated that there are factual or mathematical errors in the appraisal report and that it does 
not reflect the current market value of the property.  Mr. Masanoff stated that on July 6, 2007, Mr. 
Sayfie submitted a letter to the SFRTA Governing Board Chair and to SFRTA’s Executive Director 
which contains the appraised value of the land and, requested the letter to be entered into the 
SFRTA’s records.  
 
Mr. Cummings stated that the Property Task Force will make a recommendation to the SFRTA 
Governing Board regarding the Cypress Creek Station Parking Proposal within 60 days. 
 
The Chair moved the discussions to the next item on the Agenda. 
 
I3 – INFORMATION: Definition of Transit-Oriented Development (TOD) 
 
Ms. Kompelien Westin, SFRTA, stated that the draft definition of TOD and its benefits are based on 
extensive research; local examples; national searches for best TOD practices; Federal Transit 
Administration, Miami-Dade, Broward and Palm Beach counties definitions as well as TOD 
definitions from Denver and California.   
 
Dr. DeLaney, Treasure Coast Regional Planning Council, explained to the Property Task Force 
members that a TOD is a moderate to higher-density development, located within an easy walk of a 
major transit stop, generally with a mix of residential, employment, and shopping opportunities 
designated for pedestrian without excluding the auto.  Dr. DeLaney continued stating that TOD can 
be new construction or redevelopment of one or more buildings whose design and orientation 
facilitate transit use and added that the TOD will increase location efficiency, boost transit ridership 
at the same time that it will minimize traffic, provide a mix of housing, jobs, shopping and 
recreational choices, provide value for the public and private sectors, and for new and existing 
residents will create a sense of community. 
 
The Chair moved the discussions to the next item on the Agenda. 
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OTHER BUSINESS 
 
There was no Other Business discussed at this meeting. 
 
SFRTA EXECUTIVE DIRECTOR REPORTS/COMMENTS 
 
There were no Reports/Comments from the SFRTA Executive Director. 
 
PROPERTY TASK FORCE MEMBER COMMENTS 
 
There were no Comments from the Property Task Force Members. 
 
ADJOURNMENT 
 
The meeting was adjourned at 11:15 a.m.  
 



AGENDA ITEM NO. R1  
 

SOUTH FLORIDA REGIONAL TRANSPORTATION AUTHORITY 
PROPERTY TASK FORCE  

 MEETING:  SEPTEMBER 28, 2007 
 

AGENDA ITEM REPORT 
 

 
  Consent   Regular   Public Hearing 

 
 

PROPOSALS FROM YAMATO ROAD JOINT VENTURE AND 
BOCA TRI-RAIL CENTER, LLC 

 
REQUESTED ACTIONS: 
 
(A) MOTION TO ACCEPT: Proposals from Yamato Road Joint Venture and Boca Tri-

Rail Center, LLC, as satisfying the minimum requirements of SFRTA’s Policy for 
Unsolicited Proposals. 

 
(B) MOTION TO SELECT: Panel of Evaluators to perform a Comprehensive 

Evaluation within 30 days, of the Unsolicited Proposals that were received from Yamato 
Road Joint Venture and Boca Tri-Rail Center, LLC, for development at the Tri-Rail Boca 
Raton Station. 

 
SUMMARY EXPLANATION AND BACKGROUND: 
 
The South Florida Regional Transportation Authority (SFRTA) has received for consideration 
two unsolicited proposals under the provisions of its Unsolicited Proposal Policy (Policy) for 
development at the Tri-Rail Boca Raton Station.  The Proposals will undergo a Comprehensive 
Evaluation over the next 30 days by a Panel of Evaluators, consistent with the Policy, and the 
evaluation brought back to the Property Task Force at the next meeting.   
 
The Panel of Evaluators include:  Loraine Cargill and Lynda Westin with SFRTA Planning & 
Capital Development Department; and Ed Woods, SFRTA Director of Finance.  Consultant 
services may be utilized to assist with the Comprehensive Evaluation using fees received from 
each Proposal.   
 
 
 
Department:  Planning & Capital Development 
Department Director: Daniel Mazza 
Project Manager:  Loraine K. Cargill 
 
FISCAL IMPACT: N/A  
 
EXHIBITS ATTACHED:  Exhibit 1: Proposal from Yamato Road Joint Venture  
    Exhibit 2: Proposal from Boca Tri-Rail Center, LLC 
     Exhibit 3: SFRTA Policy for Unsolicited Proposal  
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PROPOSALS FROM YAMATO ROAD JOINT VENTURE AND 

BOCA TRI-RAIL CENTER, LLC 
 
 
 
 
Committee Action: 
 
R1 – (A) 
 
Approved:     ______Yes     _____No 
 
Vote: ______ Unanimous 

 
Amended Motion: 
 
 
George Morgan Yes  No 
Bill T. Smith Yes  No 
James A. Cummings Yes  No 
Neisen Kasdin Yes  No 
 
 
R1 – (B) 
 
Approved:     ______Yes     _____No 
 
Vote: ______ Unanimous 

 
Amended Motion: 
 
 
George Morgan Yes  No 
Bill T. Smith Yes  No 
James A. Cummings Yes  No 
Neisen Kasdin Yes  No 
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SFRTA Policy for Unsolicited Proposals 

TABLE OF CONTENTS 

I. Definition.............................................................................................. 1 
II. Policy.................................................................................................... 1 
III. Content of Unsolicited Proposals...................................................... 1 
IV. Supporting Information....................................................................... 3 
V. SFRTA Procedures.............................................................................. 3 

kudakab
Exhibit  3



WPB 381420614v7 5/3/2007 1

I. Definition 

An unsolicited proposal is a written proposal for a new or innovative idea that is 
submitted to SFRTA on the initiative of the offeror for the purpose of obtaining a contract 
or other agreement with SFRTA, and that is not in response to a request for proposal, 
invitation to bid or any other SFRTA-initiated solicitation or program.  All unsolicited 
proposals are subject to approval by the SFRTA Board. 

II. Policy 

It is the policy of the SFRTA to accept the submission of new and innovative ideas. 

Unsolicited proposals allow unique and innovative ideas or approaches that have been 
developed to be made available for use in accomplishment of the SFRTA mission.  
Unsolicited proposals are offered with the intent that SFRTA may enter into a contract 
with the offeror for research and development, new services, land development or other 
efforts supporting the SFRTA mission, and often represent a substantial investment of 
time and effort by the offeror.   

References to the Property Committee in this Policy shall only apply if the SFRTA Board 
has made a specific delegation to the Property Committee to address the unsolicited 
proposal. 

A valid unsolicited proposal must: 

1. Be innovative and unique; 

2. Be independently originated and developed by the offeror; 

3. Be prepared without SFRTA supervision, endorsement, direction, or 
direct SFRTA involvement, except for preliminary meetings with SFRTA 
staff for informational purposes and/or requests for information; and 

4. Include sufficient detail to permit a determination that SFRTA support 
could be worthwhile and the proposed work could benefit the agency’s 
mission responsibilities. 

All unsolicited proposals will be treated as public records, in accordance with Florida 
Statutes, and will be made available to the public upon request. 

III. Content of Unsolicited Proposals 

Unsolicited proposals should contain the following information to permit consideration in 
an objective and timely manner: 

1. Basic information: 

(a) Offeror’s name and address and type of organization; e.g., profit, non-
profit, educational, small business; 

(b) Names and telephone numbers of technical and business personnel to be 
contacted for evaluation or negotiation purposes; 
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(c) Identification of proprietary data to be used only for evaluation purposes; 

(d) Names of other Federal, State, or local agencies or parties receiving the 
proposal or funding the proposed effort; 

(e) Date of submission; and 

(f) Signature of a person authorized to represent and contractually obligate 
the offeror. 

2. Information Required 

(a) Concise title and abstract (approximately 200 words) of the proposed 
effort; 

(b) A reasonably complete discussion stating the objectives of the effort or 
activity, the method of approach and extent of effort to be employed, the 
nature and extent of the anticipated results, and the manner in which the 
work will help to support accomplishment of SFRTA’s mission; 

(c) Names and biographical information on the offeror’s key personnel who 
would be involved, including alternates; and 

(d) Type of support needed, if any, from the SFRTA; e.g., facilities, 
equipment, materials, financial or personnel resources. 

 3. Fee 

(a) An initial fee of $25,000 payable to the South Florida Regional 
Transportation Authority must accompany an unsolicited proposal (“Initial 
Payment”).  Proposals received without the Initial Payment shall not be accepted.  
The fee may be waived by the SFRTA Board or the SFRTA Property Committee.  
Unsolicited proposals submitted by governmental entities shall be exempt from 
the payment of any fees.   
 
(b) Payment shall be made by cash, cashier's check, or any other non-
cancelable instrument.  Personal checks will not be accepted. 
 
(c)  If the Initial Payment is not sufficient to pay SFRTA's costs of evaluating 
the unsolicited proposal, SFRTA shall request in writing additional amounts 
required. The public-private partnership or private entity submitting the proposal 
shall pay the requested additional fee within 30 days. Failure to pay the additional 
fee shall result in the proposal being rejected. 
 
(d) SFRTA shall refund any fees in excess of the costs of evaluating the 
proposal after the evaluation is complete. 
 
(e) The fee requirement can be waived if conflicts with federal requirements 
or can be reduced by the SFRTA Board in the event the SFRTA Board 
determines that the estimated cost of evaluation will be less than the Initial 
Payment. 



WPB 381420614v7 5/3/2007 3

(f) Unsolicited proposals valued at $100,000 or less shall be exempt from 
the initial fee requirement in Section III.e(a).  However, the SFRTA Executive 
Director or his/her delegate shall have the authority to require a fee to be paid by 
the Proposer in the event that staff time devoted to the unsolicited proposal is 
substantial, as determined solely by the SFRTA Executive Director or his/her 
delegate.   

 

IV. Supporting Information 

1. Financial plan that includes in sufficient detail for meaningful evaluation: (a) 
proposed price or total estimated cost for the effort; and (b) identifies all required 
funding sources and timing of funding ; 

2. Period of time for which the proposal is valid (a 6-month minimum is suggested); 

3. Type of contract preferred; 

4. Proposed duration of effort; 

5. Brief description of the organization, previous experience, relevant past 
performance, and facilities to be used; 

6. Other statements, if applicable, about organizational conflicts of interest, security 
clearances, and environmental impacts; and 

7. The names and telephone numbers of SFRTA technical or other SFRTA points 
of contact already contacted regarding the unsolicited proposal. 

V. SFRTA Procedures 

1. Acceptance and negotiation of an unsolicited proposal: 

(a) Within 60 days of receipt of an unsolicited proposal and before initiating a 
comprehensive evaluation, SFRTA staff and Property Committee (if 
involving property) shall determine if the proposal – 

(1) Is a valid unsolicited proposal, meeting the requirements of this 
Policy 

(2) Is related to SFRTA’s mission; 

(3) Contains sufficient technical and cost information for evaluation; 
and 

(4) Has been approved by a responsible official or other 
representative authorized to obligate the offeror contractually;  

(b) If the proposal meets these requirements, SFRTA shall promptly 
acknowledge receipt and advertise for 30 days, in a newspaper of general 
circulation in one or more counties in SFRTA’s service territory, its receipt 
of the proposal and solicitation for any additional proposals.  Following 
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the end of the advertisement period, SFRTA shall begin to process any 
related unsolicited proposals.  

(c) A favorable comprehensive evaluation of an unsolicited proposal does 
not, in itself, justify awarding a contract without providing for full and open 
competition. 

2. Comprehensive Evaluation: 

(a) When performing a comprehensive evaluation of an unsolicited proposal, 
evaluators (to be selected by SFRTA staff and the SFRTA Property 
Committee, if involving property) shall consider the following factors, in 
addition to any others appropriate for the particular proposal: 

(1) Unique, innovative and meritorious methods, approaches, or 
concepts demonstrated by the proposal; 

(2) Overall scientific, technical, or socioeconomic merits of the 
proposal; 

(3) Potential contribution of the effort to SFRTA’s specific mission; 

(4) The offeror’s capabilities, related experience, facilities, techniques, 
or unique combinations of these that are integral factors for 
achieving the proposal objectives; 

(5) The qualifications, capabilities, and experience of the proposed 
principal investigator, team leader, or key personnel critical to 
achieving the proposal objectives; and 

(6) The realism of the proposed cost. 

(b) The evaluators shall notify the SFRTA Property Committee (if involving 
property) and the SFRTA Board of their recommendations when the 
evaluation is completed. 

(c) A favorable comprehensive evaluation of an unsolicited proposal does 
not, in itself, justify awarding a contract without providing for full and open 
competition. 

(d) SFRTA staff shall have at least 90 days from the close of the 
advertisement period to complete its comprehensive evaluation and 
provide its recommendation to the SFRTA Property Committee (if 
applicable) and the SFRTA Board.  When deemed necessary due to the 
complexity of the issues or other special circumstances, this timeframe 
may be extended by the SFRTA Executive Director. 

3. Contract negotiations: 

(a) SFRTA may commence negotiations on a sole source basis when an 
unsolicited proposal has received a favorable comprehensive evaluation 
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by SFRTA Staff and has been endorsed and approved by the SFRTA 
Property Committee (if involving property) and Board, respectively, and 
the requirements for a sole-source procurement in accordance with 
SFRTA’s Procurement Rule, policies and procedures have been met. 

4. Contract award: 

 (a) The award and execution of any contract or agreement relating to an 
unsolicited proposal is subject to endorsement by the SFRTA Property 
Committee (if involving property) and approval by the SFRTA Board. 

 (b) If an unsolicited proposal involves the use of any federal funds or land 
procured using federal funds, in whole or in part, the award and execution of any 
contract or agreement relating to the unsolicited proposal is contingent upon the 
applicable federal agency’s approval. 

5. Rejection of Unsolicited Proposal 

(a) SFRTA shall return an unsolicited proposal to the offeror, citing reasons, 
when its substance: 

(1) Is available to SFRTA without restriction from another source; 

(2) Closely resembles a proposed or pending competitive acquisition 
requirement; 

(3) Does not relate to SFRTA’s mission; or 

(4) Does not demonstrate an innovative and unique method, 
approach, or concept, or is otherwise not deemed a meritorious 
proposal. 



AGENDA ITEM NO. I1 
 

SOUTH FLORIDA REGIONAL TRANSPORTATION AUTHORITY 
PROPERTY TASK FORCE  

 MEETING:  SEPTEMBER 28, 2007 
 

AGENDA ITEM REPORT 
 

 
  Information Item    Presentation 

 
 

APPRAISAL OF SFRTA CYPRESS CREEK PROPERTY 
 

 
SUMMARY EXPLANATION AND BACKGROUND: 
 
At the May 11, 2007, Property Task Force Meeting, the Task Force directed staff to proceed with an 
appraisal of the South Florida Regional Transportation Authority (SFRTA) owned Cypress Creek Parcel 
(the Parcel) located west of the Cypress Creek Tri-Rail Station in the City of Fort Lauderdale. 
 
The attached Appraisal Report (Exhibit 1) reflects changes made by Ames Appraisal Services based on 
questions, comments, and/or additional information provided to the appraiser since the August 24, 2007, 
Property Task Force Meeting. 
 
Ames Appraisal Services was selected to perform the appraisal based on their in-depth knowledge and 
familiarity with the Parcel and the need to maintain continuity in the performance of the work being 
requested (Ames performed the initial appraisal of the site prior to the SFRTA purchase in 1995 and was 
again utilized for appraisal services in 2001 when SFRTA sold a portion of the site to Florida Power & 
Light.) 
 
 
 
 
 
EXHIBITS ATTACHED: Exhibit 1: Appraisal Report – September 20, 2007 



SELF-CONTAINED APPRAISAL

5.81 Acre Vacant Parcel,
(A Portion of a Prior 10.452 Acre Parcel)

Tri-Rail Cypress Creek Site @ Powerline Rd
Fort Lauderdale, FL 33309

PREPARED FOR:

Loraine Cargill, Transportation Planning Manager
South Florida Regional Transportation Authority

800 NW 33 Street
Pompano Beach, FL 33064

PREPARED BY:

Edward Ames, MAI
AMES APPRAISAL SERVICES
5700 Lake Worth Road, Suite 305

Lake Worth, Florida 33463

DATE OF REPORT - September 20, 2007
DATE OF VALUE - July 2, 2007

FILE # C37-07
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Letter of Transmittal

September 20, 2007

Loraine Cargill, Transportation Planning Manager
South Florida Regional Transportation Authority
800 NW 33 Street
Pompano Beach, FL 33064

RE: 5.81 Acre Vacant Parcel, (A Portion of a Prior 10.452 Acre Parcel)
Tri-Rail Cypress Creek Site @ Powerline Rd
Fort Lauderdale, FL 33309

Dear Ms. Cargill:

As you had requested, we have made an inspection, investigation and analysis of the referenced property,
which is more specifically described elsewhere in this report, for the purpose of arriving at an estimate of
Market Value of the fee simple estate. Market Value means the most probable price in terms of money
that a property should bring in a competitive and open market under all conditions requisite to a fair sale;
the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by
undue stimulus. The intended use of this appraisal is to serve as a basis of value for possible sale or
lease. The intended user is South Florida Regional Transportation Authority.

As a result of my investigation and analysis, my estimate of the Market Value of the subject property,
was rounded to:

Reconciled Values Date Value
As Is Value 7/2/2007 $10,900,000
Prospective Value 7/2/2008 $12,300,000

Prospective value is a forecast of value expected at a specified future date, in this case upon a use change
to office development (per Kimley-Horn), 12 months into the future (although it can be as short as 8
months). The prospective value in this report presumes the subject property has obtained the necessary
approvals to develop with office despite its current Industrial Zoning by Fort Lauderdale and
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Letter of Transmittal
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Industrial designation by the Broward County Land Use Plan. Please refer to the letter by Kimley-Horne
in the Addendum of this report for the professional opinion they rendered on this issue.

A hypothetical condition is that which is contrary to what exists but is supposed for the purpose of
analysis. Hypothetical conditions assume conditions contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of data used in an analysis. A hypothetical condition
may be used in an assignment only if:

1. Use of the hypothetical condition is clearly required for legal purposes, for purposes of reasonable analysis, or
for purposes of comparison;

2. Use of the hypothetical condition results in a credible analysis; and
3. The appraiser complies with the disclosure requirements set forth in USPAP for hypothetical conditions.

(USPAP, 2002 ed.)

The use of a hypothetical condition is required in this analysis since the prospective value presumes a
change in the legal use of the property (zoning) from industrial to office. The use of this analysis does
result in a credible analysis. By way of this notice I have complied with the disclosure requirements.

Your attention is invited to the following pages of data and discussion that form the basis for this
conclusion. Information and statements furnished to the appraiser and contained in this report were
obtained from sources considered reliable and believed to be true and correct. However, the appraiser
can assume no responsibility for accuracy of such items furnished the appraiser.

Disclosure of the contents of this report is governed by the By-Laws and Regulations of the professional
appraisal organization with which the appraiser is affiliated. Neither all nor any part of the content of
this report or copies thereof shall be used for any purpose by anyone but the client specified in this
report. The appraiser is not required to give testimony or appear in court because of having made this
report unless arrangements have been previously made in writing to do so.

I have complied with the USPAP competency provision and I am an MAI and State-Certified
General Real Estate Appraiser in the state of Florida.

This self-contained appraisal report is comprised of 80 pages. No part of this report is valid or to be
relied upon unless it is a part of and joined together with the balance of the report.
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Letter of Transmittal
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Please be sure and read and understand the Extraordinary Assumptions that are included within
this report, as they are a material part of the report.

Respectfully submitted,

Edward Ames, MAI
State-Certified General RE Appraiser
Number RZ 0002263
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Larger Parcel

Red lines delineate
approximate area of
subject property.

West Parcel – See survey on
next page (a/k/a, FPL Site).
.

Turquoise line delineates
approximate area of
subject access easement
(a.k.a. NW 6 Way).

Green line delineates access road to
be constructed by Northwestern
Mutual Life (a/k/a, Roadway Parcel)
& dedicated to the City.
.

Tri-Rail Station
(approximate
location).
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West Parcel (a/k/a. FPL Site)
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Subject View East

Subject View South
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View of Tri-Rail Station along eastern border of Subject Property

Office Bldg & College N of Subject (a hotel can be seen at the left edge of the picture)
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EXECUTIVE SUMMARY

PROPERTY TYPE: 5.81 Acre Vacant Parcel, (A Portion of a Prior 10.452 Acre Parcel)

LOCATION: The subject property is located at Tri-Rail Cypress Creek Site @
Powerline Rd, Fort Lauderdale, FL 33309. Take I-95 to Cypress Creek
Road, go west to Powerline Rd, go south 900’ +/- to the access easement,
go east to the property.

SITE SIZE & SHAPE: The subject is irregular shaped and lies at or near road grade. The subject
is part of a larger parcel totaling 10.452 acres. This larger parcel is
comprised of three smaller parcels: an east parcel (5.81 acres), a west
parcel (3.57 acres) and a roadway parcel (to be constructed by
Northwestern Mutual Life) that is approximately 1.07 acres. The subject
of this appraisal is the 5.81 acre east parcel. Unfortunately I was not
provided with a survey of the subject parcel. Instead I was provided with
surveys of the larger parcel and the west parcel, which I’ve included in this
report. The survey of the larger parcel was prepared by G. Martin Burdette
of Burdette & Associates, Inc. It was dated 9/5/95 and signed by G.
Martin Burdette. The boundary survey of the west parcel was prepared by
Calvin, Giordano & Associates, Inc., dated 11/6/01 (most recent revision
1/25/02), signed by Gregory Clements, drawn by G.Y.C., drawing # 01-L-
92. The approximate boundaries of the subject property are: north -
621.70’, south - 473.49’, east - 621.71’, west - 409.04’. Refer to extra
ordinary assumptions and limiting conditions section of this report
regarding the survey, property size, encroachments and easements.

ZONING: The subject is currently zoned I-General Industrial by the City of Fort
Lauderdale. Under the Broward County Land Use Plan it is designated I-
Industrial.

IMPROVEMENTS: The subject property is vacant land.

HIGHEST & BEST USE: Commercial use.
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EXECUTIVE SUMMARY

VALUE ESTIMATE:

Approach to Value Date Value
Sales Approach

As Is Value 7/2/2007 $10,900,000
Prospective Value 7/2/2008 $12,300,000

Income Approach N/A N/A
Cost Approach N/A N/A

Reconciled Values Date Value
As Is Value 7/2/2007 $10,900,000
Prospective Value 7/2/2008 $12,300,000
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5.81 Acre Vacant Parcel, (A Portion of a Prior 10.452 Acre Parcel)
Tri-Rail Cypress Creek Site @ Powerline Rd

Fort Lauderdale, FL 33309

GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

LEGAL RESPONSIBILITY: The appraiser assumes no responsibility for matters of a legal nature affecting the property appraised or the title thereto, nor
does the appraiser render any opinion as to the title, which is assumed to be good and marketable. The property is appraised as though under responsible
ownership.

EXHIBITS IN REPORT: Any sketch in the report may show approximate dimensions and is included to assist the reader in visualizing the property. The
appraiser has made no survey of the property and is not qualified to provide such professional services; therefore, it is assumed that all improvements and uses
of the property are within its legal boundaries and that there are neither encroachments or trespasses unless otherwise noted within this report.

EXPERT WITNESS TESTIMONY: The appraiser is not required to give testimony or appear in court or provide any post-appraisal consultation because of
having made the appraisal with reference to the property in question, unless arrangements have been previously made therefore and additional professional fees
have been agreed to.

LAND AND IMPROVEMENT VALUE DISTRIBUTION: If there are improvements on the property, any distribution of the valuation in the report
between land and improvements applies only under the existing program of utilization. The separate valuation for land and improvements must not be used in
conjunction with any other appraisal and are invalid if so used.

SOIL AND SUBSOIL CONDITION: The appraiser assumes that there are no hidden or in apparent conditions of the property, subsoil, or structures, which
would render it more or less valuable. The appraiser assumes no responsibility for such conditions, or for engineering which might be required to discover
such factors.

STRUCTURAL, MECHANICAL, OR OPERATIONAL CONDITIONS: If there are improvements on the property, the physical condition of the
improvements described herein was based on visual inspection. A brief walk-through inspection of this property was completed by the appraiser(s) who is not
a qualified inspector for component operation, structural integrity, or potential environmental hazards. No liability is assumed for the soundness of structural
members, since no engineering tests were made of same. No liability is assumed for the condition of mechanical equipment, plumbing, electrical components,
or structural members, as complete tests were not made of same. The appraiser(s) assumes that there are no hidden or in apparent conditions of the equipment,
buildings, or structures which would render it either more or less valuable. No responsibility is assumed for such conditions or for arranging for engineering
studies that may be required to discover them. Any determination as to building component operation, structural integrity, or potential environmental hazards
should be determined by a qualified licensed inspector.

All mechanical components were assumed to be in an operable condition and their status was assumed to be standard for properties of the subject's type.
Conditions of heating, cooling, ventilating, electrical, and plumbing equipment were assumed to be similar to the apparent condition of the balance of the
improvements, unless otherwise stated. No judgment was made as to the appropriateness of type, the accuracy of installation, or the relative energy efficiency
of any insulations in place.

INFORMATION RELIED UPON: Information, estimates and opinions furnished to the appraiser contained in the report were obtained from sources
considered reliable and believed to be true and correct. However, no responsibility for accuracy of such items furnished the appraiser can be assumed by the
appraiser.

CONFIDENTIALITY OF WORK PRODUCT: Disclosure of the contents of the appraisal report is governed by the By-Laws and Regulations of the
Professional Appraisal Organizations with which the appraiser is affiliated. The appraiser(s) may not divulge the material (evaluation) contents of this report,
any analytical findings or conclusions, nor may he give a copy of the report to anyone other than the client or his designee as specified in writing, except that
which might be required in confidence by the Appraisal Institute for ethics enforcement, or by a court of law or body by the power of subpoena.

USE OF REPORT: Neither all, nor any part of the content of the report or copy thereof (including conclusions as to the property value, the identity of the
appraiser, professional designations, reference to any professional organizations, or the firm with which the appraiser is connected), shall be used for any
purposes by anyone but the client specified in the report, the mortgagee or its successors and assigns, mortgage insurers, consultants, professional appraisal
organizations, any state or federally approved financial institution, any department, agency or instrumentality of the United States or any state or the District of
Columbia, without the previous written consent of the appraiser; nor shall it be conveyed by anyone to the public through advertising, public relations, news,
sales, or other media, without written consent and approval of the appraiser.
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5.81 Acre Vacant Parcel, (A Portion of a Prior 10.452 Acre Parcel)
Tri-Rail Cypress Creek Site @ Powerline Rd

Fort Lauderdale, FL 33309

GENERAL ASSUMPTIONS AND LIMITING CONDITIONS (Cont)

AD VALOREM TAXES, LIENS, ENCUMBRANCES: Any liens of ad valorem taxes which may exist or other liens or encumbrances have been
disregarded and the property has been appraised as though no delinquency in the payment of ad valorem taxes or special assessments exist and as though free
and clear of indebtedness, except where specified.

HAZARDOUS WASTES: Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on the property, was
not observed by the appraiser. The appraiser has no knowledge of the existence of such materials on or in the property. The appraiser, however, is not
qualified to detect such substances. The presence of substances such as asbestos, ureaformaldehyde foam insulation or other potentially hazardous materials
may affect the value of the property. The value estimate is predicated on the assumption that there is no such material on or in the property that would cause a
loss in value. No responsibility is assumed for any such conditions, or for any expertise or engineering knowledge required to discover them. The client is
urged to retain an expert in this field, if desired.

Hazardous waste materials and structural soundness problems may or may not exist on the property. Any problems disclosed concerning hazardous waste or
structural soundness could have a negative impact on value. Therefore I recommend appropriate professionals be hired both to ascertain whether such
problems exist, and to estimate the cost to remedy same. Such studies should be certified to Ames Appraisal Services, so the results can be incorporated in our
appraisal analysis.

RADON: Radon is a naturally occurring radioactive gas that, when it has accumulated in a building in sufficient quantities, may present health risks to
persons who are exposed to it over time. Levels of radon that exceed federal and state guidelines have been found in buildings in Florida. The appraiser(s) is
not an expert in testing to determine whether there is a health risk at the subject location. Unless otherwise specifically stated in this report, no testing has been
done. Additional information regarding radon and radon testing may be obtained from our county public health unit.

GROWTH MANAGEMENT - CONCURRENCY - PLATTING: I acknowledge that the state mandated Growth Management Act ("Act"), as
implemented by local government, may have an effect upon the development of this property. This Act applies primarily to vacant property which must be
platted or replatted prior to development. According to the criteria of the Act, support services required by the proposed development must be available at or
above the minimum Level of Services (LOS) as of the date of the need. The extent and cost of these services, if they must be provided totally or in part by the
property owner, may have an adverse effect on the development and/or value of the property.

ENDANGERED SPECIES: The appraiser has not been provided a Habitat Survey, Endangered Species Survey, or analysis by a qualified environmental
specialist indicating the presence of or proximity to environmentally sensitive and/or protected land or species which could affect the use and, possibly, value of
the appraised property. The appraiser is not qualified to identify these factors. I recommend that an expert be hired where there may be reasonable cause to
expect the presence of any of the cited items.

FLOOD ZONE INFORMATION: I are not experts at ascertaining Flood Zone information. I rely primarily upon information taken off of flood zone maps.
I can not therefore certify as to the accuracy of this information. If absolute accuracy must be certified I recommend that you check with companies who

normally issue such certifications.

PERSONAL PROPERTY AND BUSINESS INCLUSION: This real estate appraisal does not include any existing movable personal property, specialized
trade fixtures, equipment, or business going concern value, unless those items are specifically stated to be included and are described in the Property
Description section of this appraisal report.

THE AMERICANS WITH DISABILITIES ACT (ADA): This act became effective January 26, 1992. I (We) have not made a specific compliance survey
and analysis of this property to determine whether or not it is in conformity with the various detailed requirements of the ADA. It is possible that a compliance
survey of the property together with a detailed analysis of the requirements of the ADA could reveal that the property is not in compliance with one or more of
the requirements of the act. If so, this fact could have a negative effect upon the value of the property. Since I (we) have no direct evidence relating to this
issue, I (we) did not consider possible non-compliance with the requirements of ADA in estimating the value of the property unless specifically mentioned in
this report.

LIMIT OF LIABILITY: Liability for this appraisal assignment is limited to only the fee collected.

REPORT ACCEPTANCE: Acceptance and/or use of this appraisal report C37-07 constitutes acceptance of the previous assumptions and limiting
conditions.

UNITY OF TITLE: If this appraisal involves the valuation of part of a whole property, the appraiser did not locate any indication of a Unity of Title which
would preclude the sale of part of the property separate from the whole. It is strongly recommended that the client verify whether this assumption is correct
since the appraiser is not qualified to state this with absolute certainty.
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5.81 Acre Vacant Parcel, (A Portion of a Prior 10.452 Acre Parcel)
Tri-Rail Cypress Creek Site @ Powerline Rd

Fort Lauderdale, FL 33309

GENERAL ASSUMPTIONS AND LIMITING CONDITIONS (Cont)

CRIME AUDIT: This appraisal does not consider the potential effect of crime, if any, on the valuation of the property. I were not provided
with, nor did I search for, a crime audit of the neighborhood. Such a report may or may not reveal information about crime in the area which
could have an impact on value. I are not qualified to comment in the absence of such a report.

EXTRAORDINARY ASSUMPTIONS AND LIMITING CONDITIONS

An extraordinary assumption is an assumption that is directly related to a specific assignment, which, if found to be false, could alter the appraiser's
opinions or conclusions. Extraordinary assumptions presume as fact otherwise uncertain information about physical, legal, or economic
characteristics of the subject property; or about conditions external to the property such as market conditions or trends; or about the integrity of
data used in an analysis. An extraordinary assumption may be used in an assignment only if:

1. It is required to properly develop credible opinions and conclusions;
2. The appraiser has a reasonable basis for the extraordinary assumption;
3. Use of the extraordinary assumption results in a credible analysis; and
4. The appraiser complies with the disclosure requirements set forth in USPAP for extraordinary assumptions.
(USPAP, 2002 ed.)

ENVIRONMENTAL CONDITIONS/CONTAMINATION: I was provided with a Phase II environmental site assessment
of the larger parcel of which the subject is a part. This was prepared by Professional Service Industries, Inc., project No. 784-
9E009, signed by John Tierney, Environmental Specialist, dated 3/18/99. According to this report there are several potential
issues as follows:

1. There is a ditch at the south end of the property which has a potential to catch runoff from the surrounding industrial
properties.

2. There was discharge of contaminates from the property to the south of the subject onto the subject property on or
around 1980. There was remediation preformed on the subject property from the early 1980s through the mid 1990s.
According to this report the EPA had scheduled additional groundwater testing due to subsequent sampling of
monitoring wells indicating increased levels of contaminants.

I was also provided with a Phase II environmental assessment review dated December 19, 2001. This was prepared by
Parsons Transportation Group, job No. 643597. There was no signature page included in the report. According to the report
the results of the field investigation indicated that groundwater contamination identified near the southern property boundary
in earlier studies was not detected in the samples collected 100 feet north into the interior of the property. The EPA indicated
that groundwater flow is to the south-southeast, and therefore it is unlikely that any additional remaining contamination at the
Hollingsworth Superfund site would now migrate further into the property in the future.

The presence of groundwater contamination at the southern property boundary reported in the 1999 study is likely due to the
discharges from the pipeline that was directed from the Hollingsworth facility to the property, and not necessarily a migration
of a contaminant plume from the facility.

I’m presuming all contaminants have been cleaned from the subject site. I recommend you consult with an environmental
expert to review this material and determine that the property is clean. If the property is not clear of contamination the value
will be impacted by the cost of this clean up.

SURVEY & PROPERTY SIZE: Unfortunately I was not provided with a survey of the subject parcel. Instead I was
provided with surveys of the larger parcel and the west parcel, which I’ve included in this report. I recommend you obtain a
survey of the subject property and consult with your surveyor to determine the correct size of the property.

EASEMENTS/ENCROACHMENTS: As previously mentioned I was not provided with a survey of the subject property. I
recommend that you obtain a survey and consult with a surveyor regarding any easements/encroachments. The subject is
accessible via an easement to the north of the subject property, and an access road (to be constructed & dedicated to the City)
to the west of the subject property. These access points are considered comparable to other properties that do not require
easement access. If this presumption is incorrect value will be negatively impacted.
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5.81 Acre Vacant Parcel, (A Portion of a Prior 10.452 Acre Parcel)
Tri-Rail Cypress Creek Site @ Powerline Rd

Fort Lauderdale, FL 33309

CERTIFICATION

I certify that, to the best of my knowledge and belief:

-- The statements of fact contained in this report are true and correct.

-- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limited conditions, and are my personal, unbiased
professional analyses, opinions, and conclusions.

-- I have no present or prospective interest in the property that is the subject of this report, and I have no personal interest or bias with respect to the parties
involved. The "Estimate of Market Value" in this appraisal report is not based in whole or in part upon the race, color, or national origin of the present owners
or occupants of the properties in the vicinity of the properties appraised.

-- My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the
value estimate, the attainment of a stipulated result, a requested minimum valuation, a specific valuation, an approval of a loan, or the occurrence of a
subsequent event; nor is it contingent on an action or event resulting from the analyses, opinions, or conclusions that were developed.

-- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional
Practice and with the requirements of the State of Florida for state certified appraisers. The use of this report is subject to the requirements of the Appraisal
Institute relating to review by its duly authorized representatives and is subject to the requirements of the State of Florida relating to review by the Real Estate
Appraisal Subcommittee of the Florida Real Estate Commission.

-- I have made a personal inspection of the property that is the subject of this report, of the comparable sales and/or rentals; I have reviewed photos,
maps and other documentation and have been involved in every aspect of the Appraisal Process.

-- To the best of my knowledge and belief, all statements and information in this report are true and correct, and I have not knowingly withheld any significant
information. All contingent and limiting conditions are contained herein.

-- No one provided significant professional assistance to the person signing this report. All conclusions and opinions concerning the real estate that are set forth
in the appraisal report were prepared by me and my signatures appears on the appraisal report, unless indicated as "Review Appraiser."

-- The appraiser has performed within the context of the competency provision of the Uniform Standards of Professional Appraisal Practice.

-- The appraiser currently holds the appropriate state certification allowing the performance of real estate appraisals in connection with federally related
transactions in the state in which the property is located.

-- The appraisal recognizes the definition of value as defined in the Market Value section of this report.

-- No change of any item in this appraisal report shall be made by anyone other than me, and I shall have no responsibility for any such
unauthorized change.

-- As of the date of this report, I, Edward Ames, MAI, have completed the requirements under the continuing education program of the Appraisal Institute
and/or the State of Florida.

July 20, 2007
____________________ _________________________________
DATE Edward Ames, MAI

State-Certified General Real Estate Appraiser
#RZ 2263



ames appraisal services19

IDENTIFICATION OF SUBJECT PROPERTY

PROPERTY TYPE: 5.81 Acre Vacant Parcel, (A Portion of a Prior 10.452 Acre Parcel

LOCATION: The subject property is located at Tri-Rail Cypress Creek Site @
Powerline Rd, Fort Lauderdale, FL 33309. Take I-95 to Cypress Creek
Road, go west to Powerline Rd, go south 900’ +/- to the access easement,
go east to the property.

SITE SIZE & SHAPE: The subject is irregular shaped and lies at or near road grade. The subject
is part of a larger parcel totaling 10.452 acres. This larger parcel is
comprised of three smaller parcels: an east parcel (5.81 acres), a west
parcel (3.57 acres) and a roadway parcel (to be constructed by
Northwestern Mutual Life) that is approximately 1.07 acres. The subject
of this appraisal is the 5.81 acre east parcel. Unfortunately I was not
provided with a survey of the subject parcel. Instead I was provided with
surveys of the larger parcel and the west parcel, which I’ve included in this
report. The survey of the larger parcel was prepared by G. Martin Burdette
of Burdette & Associates, Inc. It was dated 9/5/95 and signed by G.
Martin Burdette. The boundary survey of the west parcel was prepared by
Calvin, Giordano & Associates, Inc., dated 11/6/01 (most recent revision
1/25/02), signed by Gregory Clements, drawn by G.Y.C., drawing # 01-L-
92. The approximate boundaries of the subject property are: north -
621.70’, south - 473.49’, east - 621.71’, west - 409.04’. Refer to extra
ordinary assumptions and limiting conditions section of this report
regarding the survey, property size, encroachments and easements.

ZONING: The subject is currently zoned I-General Industrial by the City of Fort
Lauderdale. Under the Broward County Land Use Plan it is designated I-
Industrial.

UTILITIES: Electric, telephone, water and sewer are to the subject site.

FLOOD HAZARD ZONE: According to the Flood Insurance Rate Map #12011C0206 F dated August
18, 1992, the property falls within Zone AH which is special flood hazard
areas inundated by the 100-year flood. Flood depths of 1 to 3 feet (usually
areas of ponding) base flood elevations determined.
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IDENTIFICATION OF SUBJECT PROPERTY

ACCESS: Access is via Powerline Rd & Cypress Creek Road. I spoke with Rick
Mitinger (954-777-4355) who handles traffic signals at the Florida
Department of Transportation (FDOT) to see if it is possible to install a
curb cut and traffic signal for the access road from the subject to Powerline
Road. He said the distance from the Cypress Creek Rd/Powerline Rd
intersection was a little on the short side at 900’ +/-, but that it was not
impossible. In fact FDOT tries to help properties that are for Public
Transportation, and that the signals probably could be coordinated on
Cypress Creek to the north so that this would work.

Rick Mitinger recommended that I speak with Beth Coe who is in charge
of access management at FDOT. According to Beth Coe, the access road
from Powerline Rd to the subject is known as NW 59th Ct. She said Keith
& Associates (who is working on the plan for the access road) recently
came in and requested a right-in-right-out for this access road. The first
step would be to come back and request a curb cut with a left-in-left-out.
Marble of the World on the west side of Powerline Rd (6001 Powerline
Rd) has a north bound left in about 300’ north of the subject access road.
In addition to this there is a curb cut to the south of the subject access
road. In order to get a curb cut and light at the subject access road the
subject access road would have to come before the FDOT Variance
Committee. They would also require the closure of the curb cuts at
Marble of the World and the curb cut to the south of the subject access
road. This would depend upon need. The fact that the subject property is
limited to buses of 30’ in length (according to the Easement, Dedication
and Construction Agreement) on NW 6th Way (the north/south access
easement from the subject to Cypress Creek Road) could make it more
likely the subject would get the curb cut. It would depend upon the traffic
studies that show how many large vehicles will be coming out of the
subject as compared to the Marble of the World property and the property
to the south. One other factor that could be in favor of the subject property
is that if Marble of the World lost its curb cut on Powerline Rd it would
still have NW 10 Terrace to the west (as do the properties to the south) for
north/south access and egress.

LEGAL DESCRIPTION: Refer to legal description on the survey at the front of beginning of this
appraisal.

CENSUS TRACT #: 501, 502.02

IMPROVEMENTS: The subject property is vacant land.
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IDENTIFICATION OF SUBJECT PROPERTY

HISTORY & OWNER OF RECORD

According to the Broward County Tax Rolls, Tri-County Commuter Rail Authority purchased the Parent
Tract from C.W. Gaidry on January 12, 1996, at a price of $1,570,771.20, via a Warranty Deed, O.R.
Book 24394, Page 432. Ronald Ames verified this with Beth Beltram of Tri-Rail (June 2001).

An offer was made by Cypress Creek Partners, LLC (CCP) on November 20, 2006 to lease the subject
property for $300,000, payable in arrears in October of each year. This offer was withdrawn shortly after
it was offered. This offer involved the site known as the Cypress Creek Park & Ride site located at the
southwest corner of Interstate 95 and Cypress Creek Rd. As part of the offer CCP wanted SFRTA to
move the 268 parking spaces (they have at Cypress Creek Park & Ride) for Tri-Rail, to the current
subject property. CCP wanted to create a transit assessment district (TAD) to oversee both the subject
property and the Cypress Creek Park & Ride. The TAD would be able to assess future private users on
the subject property. The TAD would construct the 268 parking spaces on the subject property. The
$300,000 annual “license fee” as it is termed would be offset by the cost to construct the 268 parking
spaces plus interest and other costs plus 6% interest. This offer is considered substantially below market
value as estimated in this report. Furthermore, this offer presumes the existing 268 parking spaces the
Tri-Rail uses on the Cypress Creek Park & Ride site have no market value.

A second Offer and Proposed Agreement dated February 13, 2007 was made by CCP. This offer was to
relocate the 268 parking spaces from the Cypress Creek Park & Ride site to the subject site. CCP would
pay to construct this parking lot on the subject site. CCP’s estimate to construct the parking lot is
$1,466,000. This offer also includes a $25,000 expense allowance to cover any legal expenses and other
SFRTA overhead relating to the design and construction of the improvements on the SFRTA property.
Again this offer does not consider any value to the 268 parking spaces currently on the Cypress Creek
Site. The cost estimate included by CCP at $1,466,000 includes $406,000 for roadway and $50,000 for
connector; however it also acknowledges that Northwestern Mutual has the financial obligation to
construct the road pursuant to the Northwestern Agreement. Deducting at a minimum the $406,000
from CCP’s estimates (assuming they are right), they are offering $1,060,000 to move 268 parking
spaces onto the subject site. Assuming parking spaces averaging 310 sf (including maneuvering areas)
the parking lot would be 83,080 sf; this translates to $12.76/sf they are offering to occupy the subject site
with 268 parking spaces. This is substantially less than the market value estimated in this analysis.

The owner and/or lessee of the property east of the subject property and Andrews Avenue is reportedly
negotiating to purchase and/or lease the subject property. I have not been provided with any details of
this negotiation. My understanding is that this appraisal will serve as a basis for the price/rent that the
South Florida Regional Transportation Authority will seek for the use of the property for parking.

I am not aware of any other offers, contracts, options or listings on the subject property.
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TAX ANALYSIS OF SUBJECT PROPERTY

The following was the 2006 tax information on the subject property according to the Broward County
Property Appraiser’s Office.

2006 2005 2004
Parcel Assessed Assessed Assessed

# Tax Folio Number Property Location Value Value Value
1 49-42-10-00-0471 5900 Powerline Rd $1,436,530 $1,434,990 N/A

2006 2006
Parcel Assessed Ad Val. Tax

# Tax Folio Number Property Location Value Taxes Rate
1 49-42-10-00-0471 5900 Powerline Rd $1,436,530 $0 0.00%

The property is not taxed because it is owned by the Tri-County Commuter Rail Authority, which is a
quasi-government entity.

SUBJECT RENTS:

The subject property is vacant land and is not currently leased.
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PURPOSE OF APPRAISAL

The purpose of this appraisal is to estimate the Market Value of the fee simple estate of the described
subject property as of July 2, 2007.

INTENDED USE OF APPRAISAL

The intended use of this appraisal is to serve as a basis of value for possible sale or lease. The intended
user is South Florida Regional Transportation Authority.

EXPOSURE TIME AND MARKETING TIME

EXPOSURE TIME is always presumed to precede the effective date of the appraisal. It is the
estimated time that the property would have been offered on the market prior to the hypothetical
consummation of a sale on the effective appraisal date at market value. Based on the sales and market,
the estimated exposure time assumed in my valuation is 12 months

MARKETING TIME is that period immediately following the effective date of appraisal during which
the subject property could sell at my appraised value.

Based upon a review of the marketing times for the comparable sales, it is apparent that based upon
current market conditions, the subject can be marketed and sold within a 1 year period, assuming it were
continually marketed at a price reflecting market value, regardless of what that might change to during
the marketing period. No significant market changes are expected and the marketing time is estimated at
12 months or less.

PROPERTY RIGHTS APPRAISED

The subject property is appraised on the basis of a Fee Simple Estate, the fullest type of private
ownership possible, subject to all public limitations (police power, taxation, escheat and eminent
domain.)
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DEFINITION OF MARKET VALUE

Market Value is defined as:

The most probable price which a property should bring in a competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently knowledgeably,
and assuming the price is not affected by undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the passing of title from seller to buyer under
conditions whereby:

1. buyer and seller are typically motivated;
2. both parties are well informed or well advised, and acting in what they consider their best

interests;
3. a reasonable time is allowed for exposure in the open market;
4. payment is made in terms of cash in United States dollars or in terms of financial

arrangements comparable thereto; and
5. the price represents the normal consideration for the property sold unaffected by special

or creative financing or sales concessions granted by anyone associated with the sale.
Source: USPAP definition of market value as printed in the Uniform Standards of Professional

Appraisal Practice, 2002 Edition, Page 219, by The Appraisal Foundation.

DEFINITION OF PROSPECTIVE VALUE

Prospective Value:

A forecast of the value expected at a specified future date. A prospective value opinion is most
frequently sought in connection with real estate projects that are proposed, under construction, or under
conversion to a new use, or those that have not achieved sellout or stabilized level of long term
occupancy at the time the appraisal report is written.

APPRAISAL DEVELOPMENT AND REPORTING PROCEDURES (SCOPE)

ASSIGNMENT & BACKGROUND:

The scope of this appraisal is to estimate the value of a 5.81 Acre Vacant Parcel, (A Portion of a Prior
10.452 Acre Parcel located at Tri-Rail Cypress Creek Site @ Powerline Rd, Fort Lauderdale, FL 33309.
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APPRAISAL DEVELOPMENT AND REPORTING PROCEDURES (Cont)

NEIGHBORHOOD:

The information relied upon in the Neighborhood Discussion was obtained from some or all of the
following sources: Web site Broward County, Web site Fort Lauderdale International Airport, U.S.
Census Bureau, various reports from CB Richard Ellis, Korpacz Report, Reinhold P. Wolff Economic
Report, Quarterly Housing Report.

SITE DISCUSSION:

The information for the site discussion was based upon a review of the plats, survey, physical inspection
and information provided by Broward County.

HIGHEST AND BEST USE/SALES APPROACH:

Although the property is currently zoned Industrial I considered input from Chris Barton of Kimley-Horn
and Associates, Inc. regarding the process, costs and likelihood of obtaining approvals to develop the site
with office. Based upon this input I searched for sales of commercial land that were purchased for office
development and/or similar commercial uses.

APPRAISERS’ COMPETENCY RULE COMPLIANCE

The Scope of the Assignment as outlined in the Appraisal Development and Reporting Procedures
section is well within the range of experience and knowledge of the responsible appraiser(s). The
appraiser(s) responsible for this appraisal report are (is) sufficiently experienced and knowledgeable to
accept and complete this appraisal assignment. We (I) have previously prepared and delivered appraisal
reports and have provided consultation for similar properties. For additional information about my (our)
experience please refer to my (our) Appraisal Qualifications toward the rear of this report.
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NEIGHBORHOOD DISCUSSION

BOUNDARIES OF MACRO NEIGHBORHOOD:

The subject property is located at Tri-Rail Cypress Creek Site @ Powerline Rd, Fort Lauderdale, FL
33309. Take I-95 to Cypress Creek Road, go west to Powerline Rd, go south 900’ +/- to the access
easement, go east to the property. The geographic boundaries of the neighborhood encompass a portion
of the City of Fort Lauderdale specifically in the northwestern most part of the city. The boundaries are
as follows:

North McNab Road
South Commercial Blvd
East US Highway 1 (Federal Highway)
West NW 31 Avenue (Lyons Rd)

Roads and Access

Commercial Boulevard is a heavily traveled east-west thoroughfare which extends from North Ocean
Boulevard in east Fort Lauderdale approximately 13 miles to Sunrise. This thoroughfare has an
entrance/exit to the Sawgrass Expressway in far west Broward County. This neighborhood has excellent
access to the interstate.

U.S. Highway 1, also known as North Federal Highway in this neighborhood, is the principal
north/south roadway to eastern Broward County. This busy, six-lane roadway connects to the subject
neighborhood to Palm Beach County to the north and Miami-Dade County to the south.

Type & Character for Surrounding Development

The neighborhood features diverse land uses including residential, retail, commercial, and light
industrial uses. The dominant land uses within the neighborhood is the Fort Lauderdale Executive
Airport, Cypress Creek Office submarket, and Holy Cross Hospital.

The Fort Lauderdale Executive Airport is a general aviation airport, which handles corporate, charter and
air taxi traffic. It can, accommodate a 737 jet, but no scheduled flights of that type land at the airport.
The airport and industrial airpark total 1,300 acres and was a gift to the County from the federal
government in 1947. Eight hundred acres were designated as non-aviation land and approximately 400
acres are left to be developed. In the past five years, the-number of aircraft based at Executive Airport
has doubled to nearly 700. It is one of South Florida's busiest executive airports and home to the most
corporate jet aircrafts in the Southeastern United States, according to the Federal Aviation
Administration. The airport also ranks third in terms of corporate owned helicopters.
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NEIGHBORHOOD DISCUSSION (Cont)

The areas along Commercial Boulevard and Cypress Creek Road are primarily developed with office
and office/service uses and to a lesser extent, supporting retail, restaurant, gas station, and retail uses.
Numerous Class "A" and "B" office buildings are located along Cypress Creek Road. This area is known
as the Cypress Creek Office submarket. This submarket has experienced improved conditions as have
most office submarkets in Southeast Florida over the past few years. Class "A-" and Class "B" office
product is also located along West Commercial Boulevard, however, the dominant office submarket in
the area is the Cypress Creek submarket along Cypress Creek Road.

There are two hospitals in or immediately around the subject neighborhood: North Ridge Hospital and
Holy Cross Hospital. North Ridge Hospital is located in the eastern part of the neighborhood at NE 56
St and Dixie Hwy. It was constructed in 1975. The 332-bed hospital offers a wide range of services,
including the NeuroScience Center, orthopedics, interventional radiology and interventional neuro
radiology, general medical/surgical care, intensive care, outpatient surgery services, rehabilitation, pain
management, breast center, diabetes and metabolism clinic, wound care, 24-hour emergency services
and a variety of wellness/educational opportunities. Holy Cross Hospital is located in the southeastern
part of the neighborhood, more specifically at the southwest quadrant of Commercial Boulevard and
Federal Highway, and is a dominant factor influencing the subject neighborhood, creating demand for
medical offices and related service businesses. Holy Cross Hospital is a private, non-profit Catholic
hospital, which offers medical surgery, critical care, intermediate care, obstetrics, pediatrics, newborn,
neonatal, and rehabilitative care. The facility contains 590 beds and treats approximately 18,000 patients
annually. The hospital was originally founded in 1955 and is supported by the Sister's of Mercy, an
organization affiliated with the Catholic Church.

The residential neighborhoods surrounding the North Federal Highway commercial corridor were
developed in the 1960's and feature single family homes from 1,200 to over 3,500 square feet and with
sales prices between $350,000 and $500,000. Condominiums and apartment complexes were also built
in the mid 1960's to mid 1970's and range in size between 4 and 60 units. Sales of older, existing un-
renovated condominiums within this neighborhood range between $130,000 and $250,000 per unit.

The surrounding area, west and east of North Federal Highway, is residential in character. The various
sections of the Coral Heights and Mary Knoll subdivisions to the west contain single family residences.
To the north of the subject, and east of North Federal Highway, are the residential subdivisions of The
Landings and Coral Ridge Country Club. These areas contain luxury residences, many of which are
situated on deep-water canals that provide access to the Intracoastal Waterway. House prices in this area
generally range between $500,000 and $800,000, with some residences valued in excess of $1,000,000
surrounding the Coral Ridge Country Club Golf Course or with deep water access.

Due to the traffic pattern to and from the Fort Lauderdale area beaches, and large seasonal tourist
population, the subject neighborhood contains many nightclub/lounge and restaurant properties. The
Coral Ridge/Commercial Boulevard/North Federal Highway area has proven to be a viable residential
submarket with support from commercial uses.
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NEIGHBORHOOD DISCUSSION (Cont)

PRICE TRENDS – OFFICE PROPERTIES:

In order to determine a market conditions trend (time adjustment) in this appraisal analysis I reviewed a
variety of data, which included data from CB Richard Ellis (CBRE), data from the Korpacz Real Estate
Investor Survey 4th Quarter 2006 as well as paired sales of office building sales.

CBRE:

I reviewed data from the November 2006 Global Market Rents report by CBRE. According to this
report the national average office vacancy now stands at 13.2%, down 1.2% from one year ago and 50
bps from one quarter prior. Furthermore there has been a 10.9% increase in office rents in the Fort
Lauderdale market over the past 12 months.

Korpacz:

According to Korpacz 2nd Quarter 2007, leasing activity in 2006 totaled about 9.0 million square feet in
this market, with the majority of activity (81.0%) occurring in the suburbs – 2.6 million square feet in
suburban Miami, 2.5 million square feet in suburban Palm Beach, and 2.2 million square feet in the
suburbs of Fort Lauderdale. By comparison, leasing activity totaled only 1.7 million square feet in the
CBD submarkets of these three areas – 871,000 square feet in Miami’s CBD, 517,000 square feet in Fort
Lauderdale’s CBD, and 269,000 square feet in the CBD of Palm Beach. These trends have carried over
into 2007 with the majority of leasing activity occurring in the suburbs.

Although additions to supply and space reductions by various tenants resulted in minor negative net
absorption levels in both Miami and Palm Beach during the first quarter of 2007, Fort Lauderdale posted
positive absorption during that time period. As a result, its overall vacancy rate dipped to 12.9% in the
CBD and 9.2% in the suburbs. Fort Lauderdale’s performance has sparked new construction and investor
interest. In one of the most notable investment deals there recently, West City Partners acquired the
276,000-square-foot, 28-story One Financial Plaza located in Fort Lauderdale’s CBD for approximately
$235.00 per square foot.1 The seller, Mainstreet Capital Partners, acquired this asset in November 1999
for $132.00 per square foot.

1 One Financial is more than double the size of Radice Corp Ctr II. The sale price was $64,860,000
versus Radice sale price at $27,271,575. This is the main reason the sale price at $225/sf seems low for
a CBD sale. Furthermore I believe the buyer had additional expenditures after sale due to deferred
maintenance as well as vacancies.
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NEIGHBORHOOD DISCUSSION (Cont)

In the suburbs of Fort Lauderdale, investors have also been actively acquiring assets. The Archon Group,
for example, purchased the 121,207-square-foot Radice Corporate Center II for about $225.00 per square
foot, while Atrium West Sunrise acquired the 93,000-square-foot Atrium West for $129.00 per square
foot. Sale transactions are occurring elsewhere in this market as well. In Palm Beach, DTZ Rockwood
sold the Bankers Trust Building located along Royal Palm Way for an astounding $605.00 per square
foot. This 43,382-square-foot, five-story building was built in 1969, renovated in 1995, and 100.0%
leased at the time of sale. It was acquired by Somera Capital Management. In nearby Boca Raton, the
201,000-square-foot Tyco Tower sold to MetLife for $296.00 per square foot. And in Miami, Tishman
Speyer purchased Courvoisier Centre, a Class-A, two-building, 335,000-squarefoot mixed-use complex
located on Brickell Key. The sale price for this asset, which represents the only office building on
Brickell Key, was not disclosed. However, local newspapers estimate a price of $458.00 per square foot.

Paired Office Building Sales:

Although the subject property is vacant land I reviewed a group of paired office building sales that were
analyzed as follows:

Sale # Sale Date Sale Price/Sq. Ft.
Sale 4 5/2/2006 $177.43
Sale 3 10/11/2006 $154.11
Sale 2 11/7/2006 $150.47
Sale 5 11/15/2006 $266.65
Sale 1 12/1/2006 $172.09

I graphed these sales and included a trend line (black linear line on the chart below) to determine the
general rate of increase in price per square foot of the sales over time.

Sales Price Per Sq. Ft. over Time
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NEIGHBORHOOD DISCUSSION (Cont)

This trend line suggests a rate of appreciation close to 10% for 2006; however this is considered less
reliable since the trend line does not fit the sale data exactly. Furthermore if sale 5 were excluded the
trend would be a 1.97% rate of depreciation. Nevertheless I’ve included it as one additional piece of
data in determining the market conditions adjustment; and while this rate appears overly optimistic there
have been several positive things that have been occurring in this market:

1. Investors who were driving rates of appreciation in residential have migrated to other product
types such as office.

2. The national office market has seen a decline in vacancy rates and an increase in rents over the
past year.

3. In 2006 there were 2.2 million square feet that were leased in the Fort Lauderdale Suburbs.
4. Submarkets such as Miami, Boca Raton and West Palm Beach have seen declining vacancy rates,

increasing rental rates and price appreciation.
5. Fort Lauderdale saw positive absorption during the first quarter of 2007 resulting in overall

vacancy rates dipping to 12.9% in the CBD and 9.2% in the suburbs.
6. The Archon Group purchased the 121,207 sf Radice Corporate Center II for about $225/sf within

the subject neighborhood. This is an older building (20-25 years) that probably had deferred
maintenance issues and wasn’t fully occupied. In nearby Boca Raton the 201,000-square-foot
Tyco Tower sold to MetLife for $296.00 per square foot. This also was a 21 year old building.
And in Miami, Tishman Speyer purchased Courvoisier Centre, a Class-A, two-building, 335,000-
squarefoot mixed-use complex located on Brickell Key for an estimated $458.00 per square foot.

Based upon the foregoing analysis I’ve estimated a market conditions adjustment (time adjustment) for
the comparables at 5%. This reflects that average rents have increased in Dade, Broward and Palm
Beach Counties; in Palm Beach County rents have increased over 10% as vacancy rates have declined.

CONCLUSION:

According to Korpacz 2nd Quarter 2007, the Southeast Florida office market continues to thrive due to
limited additions to supply, a lack of vacant land, and steady job growth. Some of the best job growth
recently has been in the Miami-Miami Beach-Kendall metropolitan division, where 22,700 new jobs
were added between 2003 and 2006, according to the Bureau of Labor Statistics. Although less robust,
this area’s financial-activities sector also experienced job growth during that time, expanding by 7,300
new jobs. When combined with the job growth in Palm Beach County and Broward County, demand for
office space has been very robust.

The Fort Lauderdale office market and more specifically the Cypress Creek Office Market (the subject
neighborhood) competes well with the Boca Raton office market to the north as well as being a good
alternative to the Fort Lauderdale CBD to the south.

The neighborhood’s good access to I-95 and Florida’s Turnpike as well as Tri-Rail make it a desirable
location for office space.
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SITE DISCUSSION

LOCATION: The subject property is located at Tri-Rail Cypress Creek Site @
Powerline Rd, Fort Lauderdale, FL 33309. Take I-95 to Cypress Creek
Road, go west to Powerline Rd, go south 900’ +/- to the access easement,
go east to the property.

SITE SIZE & SHAPE: The subject is irregular shaped and lies at or near road grade. The subject
is part of a larger parcel totaling 10.452 acres. This larger parcel is
comprised of three smaller parcels: an east parcel (5.81 acres), a west
parcel (3.57 acres) and a roadway parcel (to be constructed by
Northwestern Mutual Life) that is approximately 1.07 acres. The subject
of this appraisal is the 5.81 acre east parcel. Unfortunately I was not
provided with a survey of the subject parcel. Instead I was provided with
surveys of the larger parcel and the west parcel, which I’ve included in this
report. The survey of the larger parcel was prepared by G. Martin Burdette
of Burdette & Associates, Inc. It was dated 9/5/95 and signed by G.
Martin Burdette. The boundary survey of the west parcel was prepared by
Calvin, Giordano & Associates, Inc., dated 11/6/01 (most recent revision
1/25/02), signed by Gregory Clements, drawn by G.Y.C., drawing # 01-L-
92. The approximate boundaries of the subject property are: north -
621.70’, south - 473.49’, east - 621.71’, west - 409.04’. Refer to extra
ordinary assumptions and limiting conditions section of this report
regarding the survey, property size, encroachments and easements.

ACCESS:

Access is via Powerline Rd & Cypress Creek Road. I spoke with Rick Mitinger (954-777-4355) who
handles traffic signals at the Florida Department of Transportation (FDOT) to see if it is possible to
install a curb cut and traffic signal for the access road from the subject to Powerline Road. He said the
distance from the Cypress Creek Rd/Powerline Rd intersection was a little on the short side at 900’ +/-,
but that it was not impossible. In fact FDOT tries to help properties that are for Public Transportation,
and that the signals probably could be coordinated on Cypress Creek to the north so that this would
work.
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SITE DISCUSSION (Cont)

Rick Mitinger recommended that I speak with Beth Coe who is in charge of access management at
FDOT. According to Beth Coe, the access road from Powerline Rd to the subject is known as NW 59th
Ct. She said Keith & Associates (who is working on the plan for the access road) recently came in and
requested a right-in-right-out for this access road. The first step would be to come back and request a
curb cut with a left-in-left-out. Marble of the World on the west side of Powerline Rd (6001 Powerline
Rd) has a north bound left in about 300’ north of the subject access road. In addition to this there is a
curb cut to the south of the subject access road. In order to get a curb cut and light at the subject access
road the subject access road would have to come before the FDOT Variance Committee. They would
also require the closure of the curb cuts at Marble of the World and the curb cut to the south of the
subject access road. This would depend upon need. The fact that the subject property is limited to buses
of 30’ in length (according to the Easement, Dedication and Construction Agreement) on NW 6th Way
(the north/south access easement from the subject to Cypress Creek Road) could make it more likely the
subject would get the curb cut. It would depend upon the traffic studies that show how many large
vehicles will be coming out of the subject as compared to the Marble of the World property and the
property to the south. One other factor that could be in favor of the subject property is that if Marble of
the World lost its curb cut on Powerline Rd it would still have NW 10 Terrace to the west (as do the
properties to the south) for north/south access and egress.

UTILITIES:

Electric, telephone, water and sewer are to the subject site.

EASEMENTS:

As previously mentioned I was not provided with a survey of the subject property. I recommend that
you obtain a survey and consult with a surveyor regarding any easements/encroachments. The subject is
accessible via access easements to the west and north of the subject property. These access points are
considered comparable to other properties that do not require easement access. Refer to the
extraordinary assumptions and limiting conditions section of this appraisal.

I was provided with an Easement, Dedication and Construction Agreement between Tri-Rail & FPL
(collectively referred to as Grantor) and The Northwestern Mutual Life Insurance Company (Grantee).
This agreement in summary provides that the Grantor will grant the Grantee a perpetual easement on the
Roadway Parcel for the benefit of the Grantee and Grantee’s successors and assigns and its tenants,
servants, invitees and licensees. The Roadway Parcel connects the FPL site, the subject site and
Northwestern Mutual Life to Powerline Rd. Grantor, after grant, will dedicate the Roadway Parcel to the
City. Grantee will grant the Grantor, its successors and assigns, a perpetual, non-exclusive easement on,
over and across the road known as NW 6 Way (north/south road from subject to Cypress Creek Rd).
Grantee will be responsible for all costs relating to obtaining approvals and constructing a roadway on
the Roadway Parcel. Grantee will (or has already) pay/paid Tri-Rail $7,500.
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SITE DISCUSSION (Cont)

FLOOD HAZARD ZONE:

According to the Flood Insurance Rate Map #12011C0206 F dated August 18, 1992, the property falls
within Zone AH which is special flood hazard areas inundated by the 100-year flood. Flood depths of 1
to 3 feet (usually areas of ponding) base flood elevations determined.

CONCURRENCY UNDER THE GROWTH MANAGEMENT ACT:

The concurrency provisions of the Growth Management Act mandate that development can proceed only
when the necessary infrastructure is already in place or will be in place concurrent with the impact of
development. This concurrency rate means that developers must satisfy seven areas of level of service
(LOS) including: roads, drainage, sanitary sewer, potable water, solid waste, recreation and mass transit.

Roads/Mass Transit:

I spoke with Marty Berger, Broward County Development Review Services, regarding traffic
concurrency. According to Mr. Berger a traffic concurrency fee will have to be paid to develop the
subject property. This fee covers roads and mass transit. He estimates the worst case scenario is that
this fee will be $284,000 to develop the site with 160,000 square feet of office space. According to Mr.
Berger this fee will be dropping to $246,000 as of October 1, 2007.

I discussed with Mr. Berger that the subject property is abutting the Cypress Creek Tri-Rail Station and
that any office development on this site would take advantage of the proximity to Tri-Rail.
Consequently trips would be reduced since a percentage of office workers in this development would
utilize Tri-Rail. Mr. Berger said that the property would most likely get a 10% credit off of the above
quoted fees because of its location next to Tri-Rail. Furthermore this credit could be more depending
upon how the office development is designed to take advantage of the Tri-Rail Station. Based upon this
I have conservatively estimated a fee of $220,000 (rounded).

Drainage:

The subject site is large enough, as compared to the proposed development, to provide for onsite
drainage. The site plan included with the Parsons study shows several green space areas as well as
possible added wetlands areas in addition to existing wetlands areas.

Water & Sewer:

I spoke with Bill Hull with the City of Fort Lauderdale public works department and reviewed the maps
of the existing water and sewer lines around the subject property. It appears that there is capacity in the
immediate area around the subject property and that this is not an issue.
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SITE DISCUSSION (Cont)

Solid Waste:

According to Marty Berger this is determined prior to permit issuance. A determination is made at the
time that there is enough landfill capacity for the development. This should be no issue for the subject
property.

Recreation:

According to Marty Berger recreation is not an issue for the subject property. A determination will be
made at the time of platting, but this also should not be an issue for the subject property. Nevertheless
I’m estimating an additional $50,000 for incidental items and costs related to the approval process of the
aforementioned 5 subheading items.

Therefore the total costs for concurrency are estimated at $270,000, which are deducted from the value
arrived at via the Sales Comparison Approach.

NUISANCES AND HAZARDS:

No nuisances and/or hazards were noted; however this is not my area of expertise. For a more reliable
determination I recommend you consult with the appropriate experts, since the presence of such
problems could adversely impact value.

SOIL AND SUBSOIL / SITE CONDITIONS:

No study of the condition of the soil or subsoil was provided to the appraisers. If there are soil problems
this could impact value. If you require greater accuracy consult an appropriate expert.

The site plan included with the Parsons study shows several green space areas as well as possible added
wetlands areas in addition to existing wetlands areas. The existing wetland area is located at the
southeast corner of the property. There is also an owl colony located toward the northern border of the
property. As was shown on this site plan the improvements can be developed without impeding the
wetland areas or the owl colony. If there are any costs associated with this they will be merged into the
overall costs for the property and too negligible to measure.

ZONING:

The subject is currently zoned I-General Industrial by the City of Fort Lauderdale. Under the Broward
County Land Use Plan it is designated I-Industrial.
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SITE DISCUSSION (Cont)

I reviewed a report prepared by Parsons Transportation Planning Consultant Services on the subject
property dated June 2003. According to this report the subject property would likely be rezoned to a B-1
zoning. This district would allow office development. I was also provided with a letter from Kimley-
Horn, dated 8/8/07, that confirmed the analysis from the Parsons report. According to the Kimley-Horn
report it is reasonable to expect that 160,000 sf of office space could legally be developed on the subject
site as well as parking garage to satisfy a parking requirement of 640 spaces. I relied on the Kimley-
Horn report, which can be found in the addendum of this report.

SITE DEVELOPMENT PLAN:

Subject Size:

Throughout this report I have referred to the roadway parcel (to be constructed by Northwestern Mutual
Life) as being approximately 1.07 acres. Apparently the actual size is yet to be determined and will vary
ever so slightly. According to the legal description found within the Easement Dedication and
Construction Agreement the size of the roadway parcel is 1.2604 acres; a difference of .1904 acres or
8,294 sf. This is also different from the initial numbers from a survey just being completed by Keith &
Associates, which have the roadway parcel at 1.16 acres. My understanding is that Keith & Associates
is now going back and reviewing the discrepancy. An explanation for the differences is that there have
been modifications to the plans for the roadway parcel. The final plan could impact the sizes of either
the FPL parcel or the subject parcel or both parcels. The greatest impact to the size of the subject parcel
would be as follows:

Larger Parcel 10.452
FPL Parcel 3.57
Roadway Parcel 1.2604
Subject Parcel 5.6216
Subject Parcel (Rounded) 5.62

Calculation of Subject Parcel Size
assuming roadway parcel at 1.2604 acres

I verified with Chris Barton of Kimley-Horn that even if the subject property were to be only 5.62 acres
(instead of 5.81 acres) it would have no impact on the development plan.

Additional 268 Parking Spaces:

According to Gregory S. Kyle, AICP, also with Kimley-Horn, the subject site could accommodate 268
additional spaces (in addition to the 640 spaces for the 160,000 sf of office space) for a total of 908
spaces. This could be accomplished by adding additional parking decks to the parking garage. I’m
including this paragraph as additional information for the client; however I have not included an
additional 268 spaces in this analysis since it is not needed for the 160,000 sf office building and
therefore is not part of the highest and best use of the site.
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SITE DISCUSSION (Cont)

Subject Parking Spaces:

According to Chris Barton of Kimley-Horn the usable area of the subject site at 4.1 acres is large enough
to accommodate both surface parking and a parking garage in addition to the office buildings. There is
room to optimize the number of spaces in the parking garage versus surface parking. Based on his
numbers 234 surface parking spaces and 406 parking garage spaces is reasonable and estimated for this
analysis. Note however that these numbers could be further adjusted to improve the feasibility of the
project.

SUMMARY:

The site is functionally adequate for development with an office building. It should and does compete
well with the other sites. The fact that this site abuts a Tri-Rail Station is a benefit for an office building
property. There are not many office buildings that abut train stations in South Florida; this is especially
true in Broward County. This site is therefore equal or superior to other available sites in the general
vicinity.
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HIGHEST AND BEST USE

Highest and Best Use is defined as the reasonably probable and legal use of vacant land or an improved
property which is legally permissible, physically possible, financially feasible and maximally productive.

In analyzing the highest and best use of the appraised property as improved and as if vacant,
consideration has been given to:

(a) the LEGALLY PERMISSIBLE USE, or that use or uses which are legally permissible
under the existing zoning regulations, deed restrictions, building codes, land use plan
designations, concurrency requirements, and environmental controls.

(b) the PHYSICALLY POSSIBLE USE, or that use or uses which are physically possible
under the size and shape limitations and such other physical constraints as topography,
soil quality, grade, legal access and availability of utilities.

(c) the MARKETABLE AND FEASIBLE USE, or that use or those alternative uses which
are physically possible and legally permissible and which are marketable or salable at a
price which yields a sufficient net return to the owner during the existing and projected
future market conditions as to justify its existence i.e. value equals or exceeds cost plus
entrepreneur's profit.

(d) the MOST PROBABLE AND MAXIMALLY PRODUCTIVE USE, or that use or
uses which is most likely for the property, given the alternate possible uses as well as the
variation in investor types and which will result in a level of income, which when
capitalized into value, will result in the highest net present value from among the
assortment of alternate uses.

LEGALLY PERMISSIBLE USE:

The subject is currently zoned I-General Industrial by the City of Fort Lauderdale. Under the Broward
County Land Use Plan it is designated I-Industrial.

I reviewed a report prepared by Parsons Transportation Planning Consultant Services on the subject
property dated June 2003. According to this report the subject property would likely be rezoned to a B-1
zoning. This district would allow office development. Parsons prepared a Master Site Development
Plan. The plan includes three office buildings of five stories one of them with 100,000 sf and two with
50,000 sf each. A parking garage of 4 floors with 800 parking spaces was included. The parking garage
is a separate structure with direct access to it from the linked west and north access streets.
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HIGHEST AND BEST USE (Cont)

I was also provided with a letter from Kimley-Horn, dated 8/8/07, that confirmed the analysis from the
Parsons report; however according to the Kimley-Horn report it is more reasonable to expect that
160,000 sf of office space could legally be developed on the subject site as well as parking garage to
satisfy a parking requirement of 640 spaces. I relied on the Kimley-Horn report, which can be found in
the addendum of this report.

PHYSICALLY POSSIBLE USE:

The fact that office buildings have been developed on surrounding sites is evidence that the use is
possible. The size, shape and topography are supportive of development.

MARKETABLE AND FEASIBLE USE:

I arrived at a prospective value of $12,300,000. This can be found in the sales comparison approach
section of this report. The following section is merely a test of reasonableness of this value. In order
to test the reasonableness of the land value (found later in this report) I estimated the completed
office complex value less the cost of constructing the complex. This is merely a test of the
conclusions arrived at of the estimated land value in the sales comparison approach, and not a direct
valuation technique.

I made the following six points in the neighborhood discussion that directly relate to the feasibility of
developing the subject property:

1. Investors that were driving rates of appreciation in residential have migrated to other product
types such as office.

2. The national office market has seen a decline in vacancy rates and an increase in rents over the
past year.

3. In 2006 there were 2.2 million square feet that were leased in the Fort Lauderdale Suburbs.
4. Submarkets such as Miami, Boca Raton and West Palm Beach have seen declining vacancy rates,

increasing rental rates and price appreciation.
5. Fort Lauderdale saw positive absorption during the first quarter of 2007 resulting in overall

vacancy rates dipping to 12.9% in the CBD and 9.2% in the suburbs.
6. The Archon Group purchased the 121,207 sf Radice Corporate Center II for about $225/sf within

the subject neighborhood. This is an older building (20-25 years) that probably had deferred
maintenance issues and wasn’t fully occupied. In nearby Boca Raton the 201,000-square-foot
Tyco Tower sold to MetLife for $296.00 per square foot. This also was a 21 year old building.
And in Miami, Tishman Speyer purchased Courvoisier Centre, a Class-A, two-building, 335,000-
squarefoot mixed-use complex located on Brickell Key for an estimated $458.00 per square foot.

In addition to this there is at least one building in Boca Raton (which is considered a competitive office
market to the subject neighborhood) that is currently being developed and is 100% pre-leased.
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HIGHEST AND BEST USE (Cont)

In order to test the feasibility of developing the subject property with an office building I conducted a
residual analysis to determine the residual land value based upon constructing an office development and
considering a reasonable entrepreneurial profit of 12.5%. Considering the Boca Raton office market is
considered comparable to the subject neighborhood and that Brickell Key is superior to the subject
location it is reasonable to presume that a new building constructed in the subject neighborhood would
have a market value of $350/sf. I’ve estimated direct costs at $175.47/sf and indirect costs at $36.80/sf
for a total of $212.27/sf. In addition to this I’ve estimated the cost of a 406 space parking garage at
$3,654,000 and 234 surface parking spaces at $936,000. Costs were estimated based upon a review of
Marshall & Swift Cost Manuals. In addition to this I consulted with John Yanoviak, a Civil Engineer
and Cost Estimator with Coral Tech Associates, Inc. According to Mr. Yanoviak the cost per space for a
parking garage similar to other parking garages found (with similar finishes) within the subject
neighborhood would be about $9,000 per parking space. I also added $270,000 to the preliminary
development costs to account for concurrency costs and be consistent with the deduction of $270,000
made in the Sales Comparison Approach.

Entrepreneurial profit was estimated at 12.5%, which is considered a reasonable and adequate
entrepreneurial profit for this type of project. Based upon this analysis the Land value was calculated at
$11,284,000 (rounded) is within about 8.25% of the prospective value estimated within the Sales
Comparison Approach at $12,300,000. This is in line with and supportive of the value calculated in the
Sales Comparison Approach as will be shown in the balance of this report. See chart on next page.

I calculated a rent loss at $1,040,000. This was deducted from the prospective market value to account
for the period required to lease up the buildings. The rent loss was calculated as follows:

1 2 3 4 5 6 7 8 9 10 11 12
Total Stabilized Square Feet 144,000 144,000 144,000 144,000 144,000 144,000 144,000 144,000 144,000 144,000 144,000 144,000
Square Feet Absorbed 12,000 12,000 12,000 12,000 12,000 12,000 12,000 12,000 12,000 12,000 12,000 12,000
Total Sq. Ft. Absorbed 12,000 24,000 36,000 48,000 60,000 72,000 84,000 96,000 108,000 120,000 132,000 144,000
Square Feet Vacant 132,000 120,000 108,000 96,000 84,000 72,000 60,000 48,000 36,000 24,000 12,000 0
Market Rent $1.36 $1.36 $1.36 $1.36 $1.36 $1.36 $1.36 $1.36 $1.36 $1.36 $1.36 $1.36
Rent Loss $179,300 $163,000 $146,700 $130,400 $114,100 $97,800 $81,500 $65,200 $48,900 $32,600 $16,300 $0

Total Office Space 160,000
Stabilized at 90% Occupancy 144,000
Annual Market Rent/Sq. Ft. $16.30
Monthly Market Rent/Sq. Ft. $1.36
Net Present Value $1,041,734
Net Present Value (Rounded) $1,040,000
Interest Rate (Annual) 9.00%
Interest Rate (Monthly) 0.75%

Discounted Cash Flow Analysis - Rent Loss Calculation
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HIGHEST AND BEST USE (Cont)

No. of Units: 1 Parking Garage
Saleable SF: 160,000 Number of Spaces 406
Average SF/Unit: 160,000 Cost Per Space $9,000

Total Cost of Garage $3,654,000
Surface Parking 234
Cost Per Space $4,000
Total Cost of Surface Parking $936,000
Total Parking Cost $4,590,000

Office Bldg
Scenario

I. Prospective Market Value Upon Completion
Average Price/SF $350
Average Price/Unit $56,000,000
Gross Sellout (Sum of the Individual Retail

Sales prior to Deduction for Sales Expenses/
Holding Costs and Discount to Present Value) $56,000,000

Less: Sales Expenses/Holding Costs (N/A) 0
Net Sellout $56,000,000
Less: Discount-Absorption/Closing (N/A) 1,040,000
Discounted Value to a Single Purchaser

(Office Bldg) $54,960,000
Plus: Market Value - Commercial Retail Component 0
Prospective Market Value Upon Completion $54,960,000

II. Preliminary Development Cost
Direct Costs* $28,075,200
Indirect Costs** $5,888,000
Total Direct/Indirect Costs*** $33,963,200
Plus Concurrency Fees $270,000
Plus Parking Garage Costs $4,590,000
Total Direct/Indirect Costs & Garage $38,823,200
Plus Entrepreneurial Profit at 12.5% $4,852,900
Total Development Cost $43,676,100

III. Summary
Prospective Market Value Upon Completion $54,960,000
Less: Development Cost -$43,676,100
Residual Land Value $11,283,900
Residual Land Value Per Sq. Ft. $44.59

* Office is at $175.47
**Office is at $36.80

*** Totals are $212.27

Preliminary Development Feasibility
Residual Analysis - Subject (12.5% Entrepreneurial Profit)
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HIGHEST AND BEST USE (Cont)

Based upon this analysis there does appear to be sufficient demand as it compares to supply for
construction of an office development on the subject property. Although additions to supply and space
reductions by various tenants resulted in minor negative net absorption levels in both Miami and Palm
Beach during the first quarter of 2007, Fort Lauderdale posted positive absorption during that time
period. As a result, its overall vacancy rate dipped to 12.9% in the CBD and 9.2% in the suburbs. Fort
Lauderdale’s performance has sparked new construction and investor interest. Furthermore the subject
location benefits from its location adjacent to a Tri-Rail station. Very few office building locations have
the unique benefit of being right at a Tri-Rail stop.

MOST PROBABLE AND HIGHEST AND BEST USE AS VACANT:

I can find no other use that would support a greater residual to the land than office development.
Therefore the most probable and highest and best use of the subject property as if vacant is as office.
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VALUATION PROCESS

The valuation process begins with identification of the appraisal problem and ends with reporting a
conclusion to the client. Each appraisal is unique and the process involves various specific steps, the
number of which depends on the nature of the assignment and the availability of data.

The ultimate goal is a well-supported value conclusion that reflects all the factors influencing the market
value of the property being appraised. Traditional appraisals involve three approaches that are applied to
derive value indications.

 The cost approach is based on the principle of opportunity cost, or substitution. The premise of the
cost approach is that the value of a property is highly affected by the cost to develop a property of
equal utility. It is effective in valuing new improvements and properties not frequently exchanged in
the market. In this approach a separate land value is added to the current cost to construct the
improvements. Entrepreneurial profit is added. From this estimated depreciation and obsolescence
from all causes is deducted. The subject property is vacant land. The cost approach is therefore not
applicable.

 The sales comparison approach is also based on the principle of substitution. The premise of the
sales comparison approach is that the value of a property is directly related to the prices of substitute
comparable properties. This approach is useful when data concerning recently sold or currently
offered properties similar to the subject property are available. Data are adjusted to reflect the
difference between the comparable sales and the subject property. This is the appropriate approach
to valuing vacant land such as the subject, and will therefore be the approach relied upon in this
appraisal report.

 The income capitalization approach is based on the principle of anticipation. The premise of the
income approach is that value is created by the expectation of future benefits (income) produced by a
property. This approach is effective for income-producing properties and when market data are
available. A property's income streams and its resale value upon reversion may be capitalized into a
present, lump-sum value. The subject property is vacant land. The income approach is therefore
not applicable.

The three approaches are interrelated with each requiring collection and analysis of income, sales, and
cost data relevant to the assignment. Each approach provides an indication of value, however one or
more may not be reliable or may be less reliable based on the assignment, availability of data, or needs
of the client.

The valuation process is complete when the appraiser reconciles the value indications into a single dollar
figure or value range. In this process the reliability of the approaches and applicability to the property
being appraised is discussed, if more than one approach is relied upon.
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SALES COMPARISON APPROACH

INTRODUCTION:

The Sales Comparison Approach relies on the analysis and comparison of the characteristics of sales of
properties most comparable to the subject. The objective of this approach is to recognize the similarities
and the differences between the characteristics of the sale and those of the subject. In this way, I can
estimate the price for which the comparable property would have sold had it possessed characteristics
identical to those of the subject at the time of sale.

The sales of properties most comparable to the subject are the ones most desirable to analyze since they
will present the strongest evidence of value for the subject.
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Land Sale No. 1

Property Identification
Record ID 1349
Property Type Industrial, Office
Property Name Vacant Commercial
Address SEQ International Pkwy & NW 4 St, Sunrise, Broward County, Florida

33325
Location SEQ International Pkwy & NW 4 St
Tax ID 49-40-34-03-0029
Legal Description Sawgrass International Corporate Park; See tax Card
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Land Sale No. 1 (Cont.)

Sale Data
Grantor Sawgrass PDC, LLC
Grantee The Noran Company
Sale Date February 21, 2007
Deed Book/Page 43657/2000
Recorded Plat 137-28
Property Rights Fee Simple
Conditions of Sale Arm's Length
Financing Cash to Seller
Verification David Duckworth/Broker; 954-938-1806, June 29, 2007; Confirmed by

Ken Cavaliere

Sale Price $3,700,000
Cash Equivalent $3,700,000

Land Data
Zoning I-1, Industrial
Topography Level and at road grade
Utilities All to the site

Land Size Information
Gross Land Size 3.959 Acres or 172,454 SF

Indicators
Sale Price/Gross Acre $934,580
Sale Price/Gross SF $21.45

Remarks
This property is located at the SEQ International Pkwy & NW 4 St in the Sawgrass International Corporate Park
in Sunrise. The buyer is an Owner/User who plans to build a 50,000 sf office/warehouse building on the
property which is in compliance with the current zoning. There were no plans or approvals sold with the
property. Utility hook-ups are nearby. The land price per square foot of building (to be built) is $74/sf.



ames appraisal services48

Land Sale No. 2

Property Identification
Record ID 1348
Property Type Commercial, Office
Property Name Sea Gate Plaza
Address 229 SE 9 St, Fort Lauderdale, Broward County, Florida 33316
Location W side SE 3 Ave, between SE 9 St & SE 8 St.
Tax ID Multiple/See Remarks
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Land Sale No. 2 (Cont.)

Sale Data
Grantor Multiple Sellers
Grantee Sea Gate Land Ventures I, LLC
Sale Date September 25, 2006 Also 11/16/2006
Property Rights Fee Simple
Conditions of Sale Arm's Length
Financing Cash to Seller's
Verification Brian Merritt/Buyer; 941-955-2424, July 05, 2007; Irv

Gitlin/Buyer/Finance Dir. , 941-955-2424, July 05, 2007; Confirmed by
Ken Cavaliere. Also Irv Gitlin by Edward Ames on 9/12/07

Sale Price $4,836,800 Total Assemblage
Cash Equivalent $4,836,800

Land Data
Zoning City Center District, RAC CC
Topography Level and at road grade
Utilities All to the site

Land Size Information
Gross Land Size 1.427 Acres or 62,158 SF

Indicators
Sale Price/Gross Acre $3,389,604
Sale Price/Gross SF $77.81

Remarks
This property is located on the W side SE 3 Ave, between SE 9 St & SE 8 Street in Fort Lauderdale. This sale
was an assemblage of multiple lots that occurred in September & November, 2006. The first sale is listed on
Bk/Pg 42851/749, which included property folio numbers 50-42-10-28-0880/0910/0940. The second sale is
listed on Bk/Pg 42851/741, which included the same property folio numbers of the first sale because each deed
was a 50% interest. The third sale is listed on Bk/Pg 42851/738, which is property folio number 50-42-10-28-
0870. The fourth sale is listed on Bk/Pg 42851/746, which is property folio number 50-42-10-28-0900. The
fifth sale is listed on Bk/Pg 42851/743, and is property folio numbers 50-42-10-28-0901/0960. The sixth sale is
listed on Bk/Pg 43174/266, and was property folio number 50-42-10-1G-0020. The assemblage totals
$4,836,800, or $77.81 per/sf for a combined 1.43 acres. As of the date of verification the owners were in the
approval process for a 200,000 sf office building that would have 152,000 sf of leasable office space and a 460
space parking garage. The total area of the parking garage is estimated at 142,600 sf (including turnaround
area the average per space is estimated at 310 sf). The total gross building area including parking is therefore
342,600 sf. The land price per square foot of building (to be built) is $14.12/sf of gross building area or
$31.82/sf of net building area.
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Land Sale No. 3

Property Identification
Record ID 1256
Property Type Commercial, Office
Property Name Medical Professional Office Land
Address NWC Northlake Blvd & Mc Arthur Blvd, Palm Beach Gardens, Palm

Beach County, Florida 33403
Location I-95 to Northlake Blvd, E about 3/4 of a mile to Mc Arthur Blvd
Tax ID 52-43-42-18-19-002-0020
Legal Description South Florida Blood Bank, Lot 2
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Land Sale No. 3 (Cont.)

Sale Data
Grantor AFO Holdings, LLC
Grantee Normac Development, LLC
Sale Date February 21, 2006
Deed Book/Page 19972-0565
Recorded Plat 106-197
Property Rights Fee Simple
Conditions of Sale Arm's length
Financing Cash to Seller
Verification Gary Gottlieb, Grantee; 561-655-4100, July 07, 2006; Confirmed by

Edward Ames

Sale Price $3,700,000
Cash Equivalent $3,700,000

Land Data
Zoning PCD, Planned Commercial District
Topography Level and at or above road grade.
Utilities All utilities at or near the site.

Land Size Information
Gross Land Size 3.932 Acres or 171,278 SF
Planned Units 50,000
Actual/Planned Building SF 50000

Indicators
Sale Price/Gross Acre $940,997
Sale Price/Gross SF $21.60
Sale Price/Planned Units $74
Sale Price/Planned Bldg. SF $74.00

Remarks
This property is located at the NWC Northlake Blvd & Mc Arthur Blvd. The buyers intend to develop the site
with 50,000 sf of medical office space. The site was the last remaining piece of a planned commercial
development (PCD). Since it was part of a PCD it had a rough site plan and it had concurrency (trips, etc.);
however it did not sell with a set of plans. At 50,000 sf the buyers are planning about 12,716 sf per acre or a
land to building ratio of 3.43:1. The land price per square foot of building (to be built) is $74/sf.

The buyers are expecting to be out of the City with approvals by the end of August 2006. They are currently
about 50% done with their construction documents. They expect to have permits by the end of 2006. They
expect to have the buildings completed and CO’d by the end of 2007.
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Land Sale No. 4

Property Identification
Record ID 1352
Property Type Commercial, Office
Property Name 200 Brickell
Address 200 SW 1 Ave, Fort Lauderdale, Broward County, Florida 33301
Location SEC SE 2 St & SE 1 Ave
Tax ID 50-42-10-01-2740
Legal Description Ft.Lauderdale B-40; See tax card
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Land Sale No. 4 (Cont.)

Sale Data
Grantor Arline Sterling Norman
Grantee 200 Brickell, LTD
Sale Date May 05, 2005
Deed Book/Page 39588/714
Recorded Plat B-40
Property Rights Fee Simple
Conditions of Sale Arm's Length
Financing Cash to Seller
Verification David Shannon/Finance/Buyer; 954-627-9300, July 06, 2007;

Confirmed by Ken Cavaliere

Sale Price $6,400,000
Cash Equivalent $6,400,000
Upward Adjustment $350,000 Demolition
Adjusted Price $6,750,000

Land Data
Zoning RAC CC, City Center District
Topography Level and at road grade
Utilities All to the site

Land Size Information
Gross Land Size 0.974 Acres or 42,441 SF
Actual/Planned Building SF 204037

Indicators
Sale Price/Gross Acre $6,568,742 Actual or $6,927,971 Adjusted
Sale Price/Gross SF $150.80 Actual or $159.04 Adjusted
Sale Price/Planned Bldg. SF $31.37 Actual or $33.08 Adjusted

Remarks
This property is located on the SEC SE 2 St & SE 1 Ave or 200 Las Olas Circle (the building is named 200
Brickell) in Fort Lauderdale. A state of the art class "A" 17-story office building with parking garage under
construction and nearing completion on this site. The land price per square foot of building (to be built) is
$32.94/sf of gross building area.
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Land Sale No. 5

Property Identification
Record ID 1350
Property Type Commercial, Office
Property Name Clear Lake View Office
Address 1401 Mercer Avenue, West Palm Beach, Palm Beach County, Florida

33409
Location W side Mercer Ave, 630' N Old Okeechobee Rd
Tax ID 74-43-43-28-14-000-0111
Legal Description Lengthy; See tax card
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Land Sale No. 5 (Cont.)

Sale Data
Grantor DJDW, LLC
Grantee Clear Lake View, LLC
Sale Date April 27, 2005
Deed Book/Page 18507/1133
Property Rights Fee Simple
Conditions of Sale Arm's Length
Financing Cash to Seller
Verification Jonathan Gladstone/Owner; 561-835-4800, July 02, 2007; Confirmed

by Ken Cavaliere

Sale Price $2,750,000
Cash Equivalent $2,750,000

Land Data
Zoning CPDD, Commercial Planned Development
Topography Level and at road grade
Utilities All to the site

Land Size Information
Gross Land Size 1.700 Acres or 74,053 SF
Actual/Planned Building SF 77670

Indicators
Sale Price/Gross Acre $1,617,625
Sale Price/Gross SF $37.14
Sale Price/Planned Bldg. SF $35.41

Remarks
This property is located on the W side Mercer Ave 630' N Old Okeechobee Rd in West Palm Beach. The site
was not sold with plans, but did have a concurrency approval in place. The current ownerhas it approved with
plans for a 77,670 sf office or hotel building and plans to put the property up for sale soon once an asking price
is determined. The land price per square foot of building (to be built) is $35.41/sf of gross building area.
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COMPARABLE LAND SALES SUMMARY TABLE

No. Location Sale Date Price Size in SF Price/ SF
1. SEQ International Pkwy & NW 4 St February

21,2007
$3,700,000 172,454 $21.45

2. 229 SE 9 St September
25,2006

$4,836,800 62,158 $77.81

3. NWC Northlake Blvd & Mc Arthur
Blvd

February
21,2006

$3,700,000 171,278 $21.60

4. 200 SW 1 Ave May
05,2005

$6,750,000 42,441 $159.04

5. 1401 Mercer Avenue April
27,2005

$2,750,000 74,053 $37.14

Land Sale No 1 is located at the SEQ International Pkwy & NW 4 St in the Sawgrass International
Corporate Park in Sunrise. The buyer is an Owner/User and plans to build a 50,000 sf office/warehouse
building on the property which is in compliance with the current zoning. There were no plans or
approvals sold with the property. Utility hook-ups are nearby.

Land Sale No 2 is located on the W side SE 3 Ave, between SE 9 St & SE 8 Street in Fort Lauderdale.
This sale was an assemblage of multiple lots that occurred in September & November, 2006. The first
sale is listed on Bk/Pg 42851/749, which included property folio numbers 50-42-10-28-0880/0910/0940.
The second sale is listed on Bk/Pg 42851/741, which included the same property folio numbers of the
first sale because each deed was a 50% interest. The third sale is listed on Bk/Pg 42851/738, which is
property folio number 50-42-10-28-0870. The fourth sale is listed on Bk/Pg 42851/746, which is
property folio number 50-42-10-28-0900. The fifth sale is listed on Bk/Pg 42851/743, and is property
folio numbers 50-42-10-28-0901/0960. The sixth sale is listed on Bk/Pg 43174/266, and was property
folio number 50-42-10-1G-0020. The assemblage totals $4,836,800, or $77.81 per/sf for a combined
1.43 acres. As of the date of verification the owners were in the approval process for a 200,000 sf office
building that would have 152,000 sf of leasable office space and a 460 space parking garage. The total
area of the parking garage is estimated at 142,600 sf (including turnaround area the average per space is
estimated at 310 sf). The total gross building area including parking is therefore 342,600 sf. The land
price per square foot of building (to be built) is $14.12/sf of gross building area or $31.82/sf of net
building area.

Land Sale No 3 is located at the NWC Northlake Blvd & Mc Arthur Blvd. The buyers intend to
develop the site with 50,000 sf of medical office space. The site was the last remaining piece of a
planned commercial development (PCD). Since it was part of a PCD it had a rough site plan and it had
concurrency (trips, etc.); however it did not sell with a set of plans. At 50,000 sf the buyers are planning
about 12,716 sf per acre or a land to building ratio of 3.43:1.

Land Sale No 4 is located on the SEC SE 2 St & SE 1 Ave or 200 Las Olas Circle (the building is
named 200 Brickell) in Fort Lauderdale. A state of the art class "A" 17-story office building with
parking garage is under construction and nearing completion on this site.
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SALES COMPARISON APPROACH (Cont)

Land Sale No 5 is located on the W side Mercer Ave 630' N Old Okeechobee Rd in West Palm Beach.
The site was not sold with plans, but did have a concurrency approval in place. The current owner has it
approved with plans for a 77,670 sf office or hotel building and plans to put the property up for sale soon
once an asking price is determined.
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SALES COMPARISON APPROACH (Cont)

Discussion of Adjustment Considerations

In this analysis, I considered differences between the sales and the subject in terms of property rights
sold, financing, conditions of sale, market conditions (trend or time adjustment), location, size, shape
and condition. Because the properties vary in size, I used a standardized unit of measure, the price per
unit, as a basis for comparison. The sales chart shows only those categories where there were
differences between the sales and the subject.

Sale Number Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Record ID 1349 1348 1256 1352 1350
Name Cypress Office Land Office Land Medical Office Land Office Land Office Land
Location Powerline Rd SEQ Intnl Pkwy 229 SE 9 St NWC Northlake Blvd SEC SE 2 St 1401 Mercer Ave
A.k.a. & Cypress & NW 4 St & Mc Arthur Blvd & SE 1 Ave
City, County Ft. Laud., Brwd. Sunrise, Broward Ft. Laud., Brwd. PBG, PBC Ft. Laud., Brwd. WPB, Palm Bch
Date of Sale 21-Feb-07 25-Sep-06 21-Feb-06 5-May-05 27-Apr-05
Conditions of Sale Arm's length Arm's length Arm's length Arm's length Arm's length
Sale Price $3,700,000 $4,836,800 $3,700,000 $6,400,000 $2,750,000
Adj on Profile Sheet $0 $0 $0 $350,000 $0
Sale Price $3,700,000 $4,836,800 $3,700,000 $6,750,000 $2,750,000
Planned Gross Building Size (Sq. Ft.) 358,400 50,000 342,600 50,000 204,913 77,670
Planned Net Building Size (Sq. Ft.) 160,000 50,000 152,000 50,000 204,913 77,670
Land Size (Sq. Ft.) 253,084 172,454 62,158 171,278 42,441 74,053
Land Size (Acres) 5.81 3.96 1.43 3.93 0.97 1.70
Price per Sq. Ft. Bldg (Gross Bldg) $74.00 $14.12 $74.00 $32.94 $35.41
Price per Sq. Ft. Bldg (Net Bldg) $74.00 $31.82 $74.00 $32.94 $35.41
Price per Sq. Ft. Land-just sale price $21.45 $77.81 $21.60 $150.80 $37.14
Price per Sq. Ft. with expend aft sale $21.45 $77.81 $21.60 $159.04 $37.14
Land to Building Ratio 0.71 3.45 0.18 3.43 0.21 0.95
Density (Gross Bldg Sq. Ft./Acre) 61,687 12,629 240,092 12,716 210,316 45,688
Density (Net Bldg Sq. Ft./Acre) 27,539 12,629 106,521 12,716 210,316 45,688
Market Conditions $67,319 $186,082 $252,319 $728,438 $299,826
Adjusted Price $3,767,319 $5,022,882 $3,952,319 $7,478,438 $3,049,826
Adjusted Price per Acre $951,584 $3,520,010 $1,005,167 $7,675,614 $1,793,991
Adjusted Price per Sq. Ft. $21.85 $80.81 $23.08 $176.21 $41.18
Property Rights Conveyed 0.00% 0.00% 0.00% 0.00% 0.00%
Property Rights Adjustment $0 $0 $0 $0 $0
Adjusted Price $3,767,319 $5,022,882 $3,952,319 $7,478,438 $3,049,826
Adjusted Price per Acre $951,584 $3,520,010 $1,005,167 $7,675,614 $1,793,991
Adjusted Price per Sq. Ft. $21.85 $80.81 $23.08 $176.21 $41.18
Location Adjustment (Percent Adj) 0.00% 0.00% 0.00% -20.00% 0.00%
Location Adjustment (Dollar Adj) $0 $0 $0 -$1,495,688 $0
Adjusted Price $3,767,319 $5,022,882 $3,952,319 $5,982,750 $3,049,826
Adjusted Price per Acre $951,584 $3,520,010 $1,005,167 $6,140,491 $1,793,991
Adjusted Price per Sq. Ft. $21.85 $80.81 $23.08 $140.97 $41.18
Size Adjustment (Percent Adj) 0.00% 0.00% 0.00% 0.00% 0.00%
Size Adjustment (Dollar Adj) $0 $0 $0 $0 $0
Adjusted Price $3,767,319 $5,022,882 $3,952,319 $5,982,750 $3,049,826
Adjusted Price per Acre $951,584 $3,520,010 $1,005,167 $6,140,491 $1,793,991
Adjusted Price per Sq. Ft. $21.85 $80.81 $23.08 $140.97 $41.18
Shape Adjustment (Percent Adj) 0.00% 0.00% 0.00% 0.00% 0.00%
Shape Adjustment (Dollar Adj) $0 $0 $0 $0 $0
Adjusted Price $3,767,319 $5,022,882 $3,952,319 $5,982,750 $3,049,826
Adjusted Price per Acre $951,584 $3,520,010 $1,005,167 $6,140,491 $1,793,991
Adjusted Price per Sq. Ft. $21.85 $80.81 $23.08 $140.97 $41.18
Condition Adjustment (% Adj) 0.00% 0.00% 0.00% 0.00% 0.00%
Condition Adjustment (Dollar Adj) $0 $0 $0 $0 $0
Adjusted Price $3,767,319 $5,022,882 $3,952,319 $5,982,750 $3,049,826
Adjusted Price per Acre $951,584 $3,520,010 $1,005,167 $6,140,491 $1,793,991
Adjusted Price/Sq. Ft. Land $21.85 $80.81 $23.08 $140.97 $41.18
Adjusted Price/Sq. Ft. Gross Bldg $75.35 $14.66 $79.05 $29.20 $39.27
Adjusted Price/Sq. Ft. Net Bldg $75.35 $33.05 $79.05 $29.20 $39.27

Land Sales Adjustment Chart
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Property Rights Conveyed:

The sales were conveyed in fee simple title. Therefore, no adjustment for this line item is made.

Financing:

Financing had no effect on price in any of the sales and therefore, no adjustments were made. All sales
were cash to the seller.

Conditions of sale

All sales were arm’s length transactions and therefore didn’t require any adjustment for conditions of
sale.

Market Conditions:

I estimated the market conditions adjustment (time adjustment) in this appraisal analysis at 5%/year as
discussed in the price trends section of the Neighborhood Discussion of this report.

Location:

The comparables are divided into two groups: sales in the central business district (CBD) such as
downtown Fort Lauderdale, and sales in the suburbs. The subject is located within a suburban office
district as are sales 1-3 and sale 5. While these comparables are not all located within the same suburban
office district as the subject they are in similar areas and command similar rents. Furthermore the
purchaser of this product would likely consider any of these locations or at least not distinguish between
them.

Sale 4 is located within the downtown Fort Lauderdale CBD. This location is considered superior to the
subject and is expected to command higher rents than the subject location. According to the First
Quarter 2007 Office Market Trends Broward County report by Grubb & Ellis Research the difference
between CBD and Suburban class A Office Rents is about 20% (rounded).

Full Service Class A CBD $33.78
Full Service Class A Suburbs $27.42
Percent Difference 18.83%
Source: Office Market Trends Broward County
Grubb & Ellis Research, First Quarter 2007

Broward County Asking Rents

I have therefore adjusted sale 4 downward 20% for location. Another factor affecting the locations of
the sales verses the subject is the amount of density that can be developed on each site. I have
considered density of each of the sales at the end of this analysis.
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Size:

The sales range from about 1 acre to 4 acres. The subject at 5.81 acres is above the range of the sales. I
found no evidence for a difference due to size. Therefore no adjustment is made for size.

Shape:

There was no apparent difference found for shape. More importantly all of the sales appear that they
could be developed with functional office buildings. Therefore no adjustment is made for shape.

Final Adjusted Sales Price:

The sales range from $951,584 per acre to $6,140,491 per acre or from $21.85/sf to $140.97/sf or from
$29.20/sf of gross building area to $79.05/sf of gross building area. The subject with a density of 61,687
buildable square feet per acre is closest to sale 5 with density of 45,688 buildable square feet per acre.

Sale Number Size (Acres) Density Adj Price per Acre Adj Price/Sf Land Adj $/sf Gross Bldg Adj $/sf Net Bldg
Sale 1 3.96 12,629 $951,584 $21.85 $75.35 $75.35
Sale 3 3.93 12,716 $1,005,167 $23.08 $79.05 $79.05
Sale 5 1.70 45,688 $1,793,991 $41.18 $39.27 $39.27

Subject 5.81 61,687 N/A N/A N/A N/A
Sale 2 1.43 240,092 $3,520,010 $80.81 $14.66 $33.05
Sale 4 0.97 210,316 $6,140,491 $140.97 $29.20 $29.20

All of the sales fall within a range based upon density and support and estimate between sales 5 and 2.
Considering that the subject is closest to sale 5, I’ve estimated the subject as follows:

Subject Value (Sq. Ft. of Land) 253,084 Sq. Ft. X $50.00 = $12,654,200
Rounded $12,650,000

Subject Value (Unit) 5.81 Acres X $2,100,000 = $12,201,019
Rounded $12,200,000

Subject Value (Sq. Ft. of Gross Bldg) 358,400 Sq. Ft. X $35.00 = $12,544,000
Rounded $12,540,000

Final Subject Value $12,463,333
Rounded $12,500,000

Deduct for Concurrency:

As previously mentioned I spoke with Marty Berger, Broward County Development Review Services,
regarding traffic concurrency. According to Mr. Berger a traffic concurrency fee will have to be paid to
develop the subject property. He estimates the worst case scenario is that this fee will be $284,000 to
develop the site with 160,000 square feet of office space. According to Mr. Berger this fee will be
dropping to $246,000 as of October 1, 2007.

I discussed with Mr. Berger that the subject property is located abutting the Cypress Creek Tri-Rail
Station and that any office development on this site would take advantage of the proximity to Tri-Rail.
Consequently trips would be reduced since a percentage of office workers in this development would
utilize Tri-Rail. Mr. Berger said that the property would most likely get a 10% credit off of the above
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quoted fees because of its location next to Tri-Rail. Furthermore this credit could be more depending
upon how the office development is designed to take advantage of the Tri-Rail Station. Based upon this
I have conservatively estimated a fee of $220,000 (rounded). In addition to this I estimated an additional
$50,000 for incidental items and costs related to the process for the approval process of all 5 subheading
concurrency items. Therefore I have deducted a total of $270,000 for concurrency as follows:

Prospective Value $12,500,000
Traffic Concurrency Fees $220,000
Adjusted Prospective Value $12,280,000
Adjusted Prospective Value (Rounded) $12,300,000

Discounted Cash Flow Analysis:

The value calculated above presumes the subject property has approvals to develop with office. As
previously discussed in this report the subject property is currently zoned Industrial. According to the
report by Kimley-Horn found in the addendum of this report the time frame for the review process with
the city of Fort Lauderdale is typically a minimum of eight months. We have estimated 12 months to
account for any delays.

I have estimated real estate taxes at 2.5% of market value or $307,500. Taxes in Broward County
typically range from 2% to 2.5%. Professional fees are estimated at $5,000 per month or $60,000 for the
year, which is in addition to the $50,000 I’ve already deducted above for incidental items relating to
concurrency and the $220,000 for traffic impact fees. The discount rate is estimated at 9% per year.

1 2 3 4 5 6 7 8 9 10 11 12

Market Value (Sales Price) $12,300,000

Taxes $307,500
Professional Fees $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000

Total Expenses $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 $312,500
Cash Flow -$5,000 -$5,000 -$5,000 -$5,000 -$5,000 -$5,000 -$5,000 -$5,000 -$5,000 -$5,000 -$5,000 $11,987,500

Net Present Value $10,906,827
Net Present Value (Rounded) $10,900,000
Interest Rate (Annual) 9.00%
Interest Rate (Monthly) 0.75%

Discounted Cash Flow Analysis
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RECONCILIATION AND FINAL VALUE ESTIMATE

Reconciliation is the application of the process of evaluating alternative conclusions and selecting from
the indicators of value derived from each of the approaches utilized in the appraisal problem to arrive at
a final estimate of value. The relative significance, applicability and defensibility of the indication of
value derived from each approach is weighed, and most weight and reliance is placed upon the approach
which, in this appraiser's professional judgment best approximates the value being sought in the
appraisal.

SALES COMPARISON APPROACH VALUE ESTIMATE:
Approach to Value Date Value

Sales Approach
As Is Value 7/2/2007 $10,900,000
Prospective Value 7/2/2008 $12,300,000

This is the appropriate approach to valuing vacant land such as the subject, and will therefore be the
approach relied upon in this appraisal report.

COST APPROACH TO VALUE:
Cost Approach N/A N/A

The subject property is vacant land. The cost approach is therefore not applicable.

INCOME APPROACH TO VALUE:
Income Approach N/A N/A

The Income Approach to Value is a reliable indication of value for income producing properties. The
subject property is vacant land. The income approach is therefore not applicable.

FINAL VALUE ESTIMATES:

Greatest reliance is placed upon the sales comparison approach with additional support from the income
approach. Therefore, my opinion of the market value of the subject was rounded to:

Reconciled Values Date Value
As Is Value 7/2/2007 $10,900,000
Prospective Value 7/2/2008 $12,300,000



ames appraisal services63

ADDENDUM



ames appraisal services64

BROWARD COUNTY AREA DISCUSSION

DEVELOPMENT ENVIRONMENT

Location: Broward County was incorporated in 1915 and was formed from the two adjacent counties, Dade County to the south and Palm Beach County to
the north. The original dividing line between the two counties was located between Commercial Boulevard and Oakland Park Boulevard (Floranada Road in
Fort Lauderdale). The county is situated on the southeast coast of Florida between Miami-Dade County to the south, and Palm Beach County to the north. Its
eastern border is the Atlantic Ocean, and to the west is Hendry and Collier Counties. It has a total land area of 1,197 square miles; the western 787 square
miles encompass the conservation area of the county and is protected from development. The eastern portion of the county consists of some 410 square miles
containing 30 municipalities and 23 miles of beachfront, as well as 300 miles of navigable waterways. Fort Lauderdale is the County Seat. The average annual
temperature in the county is 74.4 F with a mean winter temperature of 84.2 F. The County averages 62 inches of rainfall each year.

Population: Broward County is the second most populous county in Florida, behind Miami-Dade County. It had an estimated population of 1,777,638 in
2005. Since 1990 Broward County has grown by an average of 2.54% yearly. While the area is a popular settling place for retirees, only one in six residents
are aged 65 and older. The largest five-year age group is 35-39 year olds. One in four residents is under 18 years, including nearly 410,000 school-aged
children. The County has a racially and ethnically diverse population. In 1990, minorities constituted only 25% of the population. In 2000, that number
almost doubled to 42%. The Hispanic and Black population groups have seen the largest growth increasing 163,000 and 139,000 respectively. The Asian
population doubled from 1990 to 2000 to 36,000.

Year 1999 2000 2001 2002 2003 2004 2005
Population 1,594,130 1,623,018 1,670,494 1,703,998 1,728,336 1,734,734 1,777,638

BROWARD COUNTY POPULATION

Income:

Income 1990 2000 Increase
Per Capita $17,005 $23,170 36.3%
Median Household $30,571 $41,691 36.4%
Median Family $36,801 $50,531 37.3%

BROWARD COUNTY INCOME

Labor Market: Aside from the existing industry base, Broward County is seeking to attract new types of businesses, such as the filmmaking and health care
industries. Broward is also taking advantage of its prime location to Central and South American markets, and is focusing on international trade. The
Downtown Fort Lauderdale area is equipped with fiber-optic cables and state-of-the-art switching equipment, facilitating instantaneous global communication.

The Broward County economy is moderately diverse; however, it is over-represented in retail, wholesale trade, services and construction but under-represented
in manufacturing. Despite efforts to diversify the service-oriented economic base, Broward County continues to rely on its successful tourism industry to
generate revenue and employment. Fluctuations in the Tourism Industry make the economy vulnerable during times of recession.

The private sector provides 87% of the jobs in Broward County. The economy is dominated by service industries and retail trade, which account for 54% of
jobs and 60% of business units. This percentage has remained constant as the economy has expanded. The public sector provides 13% of the employment in
Broward County. These jobs are primarily in the local government sector, with the Broward County School Board and Broward County Government being the
two largest employers in the county.

Sector 1999 2000 2001 2002 2003 2004
Labor Force 799,069 815,361 852,300 860,005 860,603 899,880
Employment 766,632 784,966 810,667 808,706 811,730 857,899
Unemployment 32,437 30,395 41,633 51,299 55,683 58,233
Unemployment Rate 4.10% 3.70% 4.90% 6.00% 5.70% 4.7%

BROWARD COUNTY LABOR MARKET

TRANSPORTATION AND INFRASTRUCTURE

Air: The Fort Lauderdale/Hollywood International Airport was expanded in 1988 and continues to update and modernize its facilities. A $695 –million
expansion program is underway at FLL. Highlights include a newly constructed Concourse B in Terminal 1, and a new roadway system. In January 2005, the
first phase of a new Rental Car Center opened and now houses most of the rental car companies in one centrally located, convenient location. In mid-2005, the
second phase of the Rental Car Center should open and add more than 5,000 new parking spaces. To keep pace with the growing numbers of International
travel, FLL’s Customs and Immigrations facilities are being expanded to handle twice the existing number of passengers. At year end 2003, international
traffic accounted for 7.4% of FLL’s total passenger traffic for the year. To round out 2004, in December, international traffic accounted for 10% of total
airport passenger traffic. FLL is one of the fastest growing airports in the country, the U.S. Dept. of Transportation reports that FLL’s seat capacity is the
fastest growing in the U.S. in 2004. FLLhandles an average of 585 daily arrivals and departures. In 2004 the airport had 20,819,292 travelers
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pass through the facility, up 16.1% over 2003. Located halfway between Miami and Palm Beach County, FLL plays a major role in the economic welfare of
the region, contributing more than $2.3 billion into the local economy and employing nearly 31,500 people either directly or indirectly. FLL is a financially
self-supporting enterprise of Broward County Government that does not expend tax dollars. Thirty-five scheduled airlines, six air cargo lines, and two charter
operators provide service to FLL. Broward County is also home to three smaller airports, including Fort Lauderdale Executive, Pompano Air Park, and North
Perry Airport.

Sea: Port Everglades is Florida’s deepest harbor and the deepest seaport south of Norfolk, VA. Petroleum and containerized cargo are the principal types of
cargo passing through the port. Port Everglades is the second largest non-refinery petroleum storage and distribution port in the southeastern United States.
The 2,190-acre port has thirty-four births for ocean-going ships and twelve passenger cruise terminals. The Port is recognized as a hub for north-south trade
with growing Latin American and Caribbean markets, linking them with east-west shipping lanes. Port Everglades handled over 25.5 million tons of cargo in
2004. Approximately 4.1 million cruise passengers traveled through the Port in 2004. One of Broward County’s goals is to build upon the synergy created by
the airport and seaport activities. These two economic engines are being used to attract business enterprises to Broward County. Port Everglades has a
significant impact on Broward County’s economy infusing nearly $2.4 billion annually into the local economy and providing some 19,000 jobs from its cruise
travel and international trade activity.

Rail: Freight services are provided by the Seaboard Coast Line and the Florida East Coast railway lines. Amtrak Passenger Rail offers interstate and intrastate
transportation.

Mass Transit: Tri-Rail commuter train service offers passengers an inexpensive alternative to automobile travel on crowded I-95, offering service north to
Palm Beach County and south to Dade County. Broward County Transit operates the bus service throughout the county.

Roads: With a population of over 1.7 million, the area has an extensive roadway system in place. Numerous east-west thoroughfares service the increasing
needs of a growing population. Interstate 95, The Florida Turnpike, The Sawgrass Expressway is the major north-south links. Interstate 595/75 is east-west
connections across the state.

REAL ESTATE MARKETS

Residential Market:

The housing boom of the last five years in Broward County has slowed with the median price of a single family home dropping from $387,000 to $362,800 or
6% from August 2005 to August 2006 and the number of transaction for the month of August fell from 966 to 702 from 2005 to 2006.

Single Family/Multiple Family

New housing construction increased notably in the third quarter of 2004. The 2,994 units authorized by building permits in the third quarter of 2004 was
71.3% greater than the 1,748 permitted in the second quarter of 2004 and 37.2% more than the 2,182 authorized in the third quarter of 2003. The 6,706
housing units permitted through September, 2004 is 0.1% less than the 6,713 permitted during the same period of 2003.

Unit 1998 1999 2000 2001 2002 2003 2004 (thru Sept.)
Single Family Units 8,904 8,470 8,310 8,153 5,798 4,292 3,778
Multiple Family Units 3,678 3,692 2,168 2,463 5,952 3,986 2,928
Total Units 12,582 12,162 10,478 10,616 11,780 8,278 6,706

NEW HOUSING UNITS AUTHORIZED BY BUILDING PERMITS

The median selling price of a new single family home, including all housing sold in fee simple, was $370,698 during the third quarter of 2004. This median
price is 1.0% greater than the $367,020 median of the second quarter of 2004 and 2.9% higher than the $360,141 median of the third quarter of 2003. The
highest median price, over $500,000, was found in the Plantation, Davie/Weston, and the Coral Springs/Coconut Creek areas. The lowest median price was
found in the Fort Lauderdale/Sunrise area at $181,887.

Single Family Home Re-sales

During the third quarter of 2004 there were a total of 10,428 single family homes re-sold in Broward County representing a 6.8% decline from the 11,189 sold
in the second quarter of 2004. Used home sales in the third quarter of 2004 were 15.8% less than the 12,380 sold in the third quarter of 2003. There were
31,794 used homes sold through September, 2004 which represents an 8.1% decline from the 34,613 sold during the same period of 2003.

The highest level of re-sales was found in the Davie/Weston area with 2,126 sold, followed by the Coral Springs/Coconut Creek area with 1,610 homes sold.



ames appraisal services66

BROWARD COUNTY AREA DISCUSSION (Cont)

The medium price for a used single family home sold during the third quarter of 2004 was $254,260 in Broward County, up 28.1% from the $198,543 medium
of the second quarter of 2004 and 44.0% higher than the $176, 626 median of the third quarter of 2003. The highest median price, over $500,000, was found in
the Fort Lauderdale Beach area, the Lauderdale-By-The Sea/Pompano area and the Pompano/Hillsboro Beach area. The lowest median price, $162,500, was
found in the Hollywood/Hallandale Beach area.

Period Median Price % Change From
Preceding Quarter

1st Quarter 2002 $141,888 -0.8%
2nd Quarter 2002 $142,087 0.1%
3rd Quarter 2002 $153,040 7.7%
4th Quarter 2002 $146,892 -4.0%
2002 Average $146,690

1st Quarter 2003 $147,535 0.4%
2nd Quarter 2003 $159,842 8.3%
3rd Quarter 2003 $176,626 10.5%
4th Quarter 2003 $184,053 4.2%
2003 Average $167,801

1st Quarter 2004 $176,801 -3.9%
2nd Quarter 2004 $198,543 12.3%
3rd Quarter 2004 $254,260 28.1%

RECENT PRICE TREND OF
USED SINGLE FAMILY HOMES

Condominiums

New condominium developments in Broward County experienced an average monthly sales rate of 6.9 units per project during the third quarter of 2004, up
from the 5.9 rate of sales in the second quarter of 2004. The strongest pace of sales, 81.2 units per month per project was experienced in the
Hollywood/Hallandale Beach area, followed by 10.5 in the Fort Lauderdale/Pompano Beach area.

The strongest rate of sales per project per month among the various price classes was in the under $100,000 range at 40.3 units. The second highest sales rate
was in the $250,000 - $349,999 price group at 18.6 units per month.

A total of 1,034 new condominium units were reported as sold (deeded) in Broward County during the third quarter of 2004. The third quarter sales were
22.1% more than the 847 sold in the second quarter of 2004 and 3.5 times more than the 295 sold in the third quarter of 2003. The 2,365 new units sold
through September, 2004 were 2.1 times greater than the 1,127 sold through September of 2003. As noted previously, the sales presented are based on deed
recordings. Sales based on contracts are exceeding deed recordings by a wide margin.

Year 2000 2001 2002 2003 2004
1st Quarter 140 162 269 497 484
2nd Quarter 437 195 341 335 847
3rd Quarter 285 215 621 295 1,034
4th Quarter 339 267 601 492 N/A
Total Units 1,201 839 1,832 1,619 2,365

NEW CONDOMINIUM UNITS SOLD

Condominium Re-sales

A total of 7,050 condominium units were resold during the third quarter of 2004, down 11.6% from the 7,976 sold in the second quarter of 2004 and 3.1% less
than the 7,277 units resold in the third quarter of 2003. The 21,782 used units resold through September, 2004 was 0.5% less than the 21,899 sold during the
same period of 2003. The highest level of re-sales, 914 was in the Coral Springs/Coconut Creek area followed by the Hollywood/Hallandale Beach/Dania area
with 902 re-sales. The median price of a condominium unit re-sold during the third quarter of 2004 was $135,724, up 22.4% over the $110,923 median of the
second quarter of 2004 and 37.8% more than the $98,521 median of the third quarter of 2003.
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Rental Apartments

The Vacancy rate in apartment developments which have been initially absorbed in Broward County stood at 3.6% in November, 2004, unchanged from the
level of August, 2004 but considerably lower than the 5.6% rate of November, 2003.

The vacancy rate was found to be the highest in the Pompano Beach area at 4.9%. The lowest vacancy rate of 1.9% was found in the Hollywood/Hallandale
area and the North Pompano/Deerfield Beach area at 2.8%.

At the end of September, 2004 there were 1,332 new, never before occupied rental apartments available in inventory in Broward County. This level is 165
units greater than the 1,167 units found at the end of June, 2003. This inventory level represents a 6.2 months supply at the rate at which new units have been
absorbed over the past six months. Up to 6.0 months of supply is considered as an acceptable inventory level to have available without indicating an
oversupply condition.

The overall average monthly rent for apartments in initially absorbed rental developments in Broward County increased by $5.00 from August to November,
2004, an annualized rate of 2.0%. As of November, 2004 the overall average rent stood at $1,020. The November, 2004 overall average rent is 2.7% higher
than the $993 average found one year earlier. Lower-income affordable tax credit developments are surveyed separately from market rate developments.

Month/Year Nov-04 Aug-04 Nov-03 8/04 - 11/04 11/03 - 11/04
All Apartments $1,020 $1,015 $993 0.5% 2.7%
Efficiency $691 $684 $680 1.0% 1.6%
One-Bedroom $867 $863 $838 0.5% 3.5%
Two-Bedroom $1,047 $1,042 $1,022 0.5% 2.4%
Three-Bedroom $1,353 $1,343 $1,326 0.7% 2.0%

AVERAGE MONTHLY RENT PERCENT CHANGE
APARTMENT RENT TREND

Retail Market: Broward County’s retail industry continued to show signs of stability and solid growth at the end of the 3rd quarter 2004. CB Richard Ellis
reports strong leasing levels and investor interest are creating excellent market fundamentals. The overall vacancy rate continued to decline to 5.6% in the
Broward County Retail Market over June 2003’s rate of 7.4%. The retail sector as a whole experienced positive absorption and this trend should continue.
Virtually all submarkets could experience positive absorption numbers in the next quarter as demand increases for retail space and the economy continues to
improve at a moderate pace according to CB Richard Ellis. A decrease in vacancy coupled with small increases in the average asking lease rates and healthy
leasing activity of speculative inventory under construction aided the retail industry during what is being perceived as a moderate economic recovery period.

Land has become increasingly hard to find and developers are creating new opportunities by using a variety of formats. Multi-level retail and buildings with
large amounts of ground floor retail are appearing more often. Department stores are moving into open air shopping centers in order to increase their exposure
to consumers. Redevelopment is on the rise, some traditional shopping centers are being redeveloped with big box retailers alongside other major tenants.
Several communities offering the convenience of “work, live, and play” concepts are in the planning stages.

The Southwest Broward submarket experienced the lowest vacancy rate in the county reported at 2.8 percent for the 3rd quarter 2004. Northwest Broward
reported the highest at 7.1 percent.

Sub-Market/ 2004-3Q Gross Vacancy Under Average Asking
Leasable Area Rate % Construction S/F Lease Rate S/F

Central/East Broward 3,500,263 6.9% 200,000 $16.26
Central/West Broward 7,460,451 7.0% 64,000 $16.63
Northeast Broward 4,271,860 6.6% 0 $17.44
Northwest Broward 6,048,474 7.1% 394,147 $14.41
Southeast Broward 3,725,067 4.6% 0 $16.53
Southwest Broward 8,357,364 2.8% 516,000 $19.94
Market Total 33,413,479 5.6% 1,174,147 $16.53

BROWARD COUNTY RETAIL MARKET

Construction Activity

As of the 3rd quarter 2004, there are 12 shopping centers under construction totaling 1,174,417 sf, 96% percent of this space is already leased out.
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Significant Sales

Some significant sales transactions took place in Broward County in 2004.

Property Size S/F Sale Price
Fountain Shoppes 410,000 $72,546,600
Deerfield Mall 377,000 $51,272,000
Pines City Center 221,000 $31,060,000
Boulevard Square 221,000 $44,300,000
Stirling Square 90,000 $15,300,000
Shops of Wilton Manors 73,349 $10,400,000

SIGNIFICANT SHOPPING CENTER SALES
2004

Office Market: The Broward County office market is comprised of over 380 buildings, totaling approximately 24.2 million square feet of office space. The
office market closed the 4th quarter of 2004 with an optimistic outlook for 2005, according to the CB Richard Ellis Market View Report for Broward County.
Vacancy rates decreased 1.6% from the 15.4% rate reported during the 4th quarter 2003, to 13.8%.

With vacancy rates and availability slightly decreasing throughout 2004, the office sector continued to experience positive absorption. Overall Year-to-Date
absorption came in at 555,000sf for 2004 which is a decrease of 121,990sf from 2003’s YTD absorption of 676,991sf. Although absorption has decreased
from 2003, the office market is showing signs of revitalization; as more than 310,000sf of space was absorbed during the 4th quarter 2004. According to CB
Richard Ellis, look for absorption to increase and vacancy rates will continue to fall in 2005.

Overall average asking NNN rental rates decreased during 2004 from $15.38/sf at year end 2003 to a rate of $15.12/sf for the 4th quarter of 2004. This
decrease can be attributed to the 330,286sf of sublease space still on the market as landlords try to compete with sublease rates. The $0.26 decrease is a 1.7%
change from 2003. Although lease rates have declined for 2004, signs of rental increases for 2005 are predicted as the average asking NNN rate increased 2%
from the third quarter rate of $14.82/sf. The highest overall average asking rates were recorded in the Downtown CBD submarket at $17.46/sf, while the
lowest rates were found in the Pompano Beach market at $11.89/sf. Class B rental rates were the highest in North West Broward at $18.53/sf , while the
lowest rates were found in Pompano Beach at $12.00/sf..

Sub-Market 2004-4th Q Rentable Vacancy Net Under Average Asking Lease
Area SF Rate Absorption (SF) Construction (SF) Rate NNN/SF/YR

Commercial Blvd 2,045,974 16.2% (23,469) 0 $13.15
Cypress Creek 3,694,414 14.0% 216,842 0 $14.31
Deerfield Beach 949,351 9.5% 26,289 0 $12.22
CBD Fort Lauderdale 4,849,711 18.8% 83,052 0 $17.46
Non CBD Fort Lauderdale 1,959,000 12.2% 56,586 0 $13.12
Hollywood 2,143,447 9.6% 30,196 0 $14.35
NW Broward 1,170,974 7.6% 1,902 0 $17.30
Plantation 2,952,570 17.3% (2,573) 112,500 $14.33
Pompano Beach 840,257 14.2% (46,837) 0 $11.89
Sawgrass 1,566,558 11.9% 217,808 0 $15.30
SW Broward 2,009,418 6.5% (4,795) 0 $16.71
Total 24,235,674 13.8% 555,001 112,500 $15.12

BROWARD COUNTY OFFICE MARKET

Industrial Market: Broward County is an attraction to national and inter-national businesses due to its prime location to the Caribbean and Latin America.
Florida has become a hub for international commerce. With a multi-cultural population, and vast transportation and communications infrastructure, Broward
County is poised for business.

South Florida is solidifying its reputation as a major technology hub. With the development of the Internet coast, a tri-county initiative to foster Internet and
technology growth, Broward County is fast becoming an Internet gateway to the world. The region hosts two network access points, major intersections linking
telecommunications companies, Internet service providers and fiber optic systems from Latin America, Europe and Africa with systems in the United States:
the NAP of the Americas and the Bellsouth Florida MIX.

Broward County’s industrial market consists of approximately 97 million square feet, 67% of which is bulk warehouse space, 18% manufacturing space, 5%
office/service center space, and 10% designed for specific industrial tenant uses.
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The County’s industrial market continues to perform well with the vacancy rate at 6.8%. Strong leasing activity contributed to the market witnessing year-to-
date, 2,513,688 sf of net positive absorption. Bullish leasing activity in 2004 suggests that the national economic recovery is beginning to translate into
increased demand for industrial space within Broward County. Presently there are 671,000 sf of industrial space under construction within the county of which
38% has been pre-leased.

Service driven small business owners are thriving in the Broward County market as the population continues to grow through in-migration. Demand for small
bay industrial space continues to grow as small business owners look to take more permanent space or expand their businesses.

Smaller tenants continued to take advantage of lower interest rates by purchasing smaller bays of warehouse space. The increased demand for space
requirements below 5,000-sf have aided the development of warehouse-condominium facilities.

Broward County’s industrial market decreased by .1 percentage points from 4th quarter 2003 to a 4th quarter 2004 rate of 6.8%. The primary leasing activity
remains within the 2,000-sf to 10,000-sf range. Broward County recorded approximately 1.1 million sq/ft of positive absorbed space during the 4th quarter
2004. Year-to-date recorded 2.5 million sf.

Construction activity remained disciplined with 45 buildings totaling over 2.1 million sf completed during 2004, of which 66% has been leased. Due to
vacancy rates remaining below the national average, coupled with disciplined delivery of speculative space along with positive absorption, the average asking
lease rate for bulk warehouse/distribution has increased from $6.09/sf reported 4th quarter 2003 to a rate of $6.12/sf 4th quarter 2004. Landlords are offering
incentives along with higher improvement costs, shorter lease terms for tenant flexibility and rent concessions in order to keep from having lower rental rates.

Sub-Market 2004-4th Q Rentable Building Vacancy YTD Net Under Average Asking Lease
Area Rate Absorption (sf) Construction (sf) Rate NNN/SF/YR

Central Broward 15,986,824 6.2% 564,040 54,741 $5.22
Coral Springs 4,220,748 4.6% 430,109 111,915 $8.00
Northeast Broward 8,865,933 6.3% 297,320 190,000 $6.62
Pompano Beach 22,702,620 4.3% 709,726 68,500 $5.92
Southeast Broward 22,325,677 4.1% 111,060 27,000 $5.62
Southwest Broward 12,987,506 10.9% 307,365 172,335 $5.72
West Sunrise 8,351,258 11.3% 93,468 47,000 $5.74
Total 95,412,566 6.8% 2,513,088 671,491 $6.12

BROWARD COUNTY INDUSTRIAL MARKET 2004 1st Q

Sources:
Web site Broward County, Web site Fort Lauderdale International Airport, U.S. Census Bureau, CB Richard Ellis Market Index Brief 4th Quarter 2004/ 4st

Quarter 2004 Report, Reinhold P. Wolff Economic Report, Quarterly Housing Report 4th Quarter 2004, The Broward Alliance, Fort Lauderdale Downtown
Development Authority, Web site Port Everglades.
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Absorption Period - The actual or expected period required from the time a property is initially offered for purchase or use by its eventual users until all
portions have been sold or stabilized occupancy has been achieved. Although marketing may begin before the completion of construction, most forecasters
consider the absorption period to begin after the completion of construction.

Acre (Ac) - A land measurement equal to 43,560 square feet.

Actual Age - The number of years that have elapsed since construction of an improvement was completed; also called historical or chronological age.

Ad Valorem tax - 1. A tax levied in proportion to the value of the property being taxed. (USPAP, 2002 ed.). 2. A tax levied in proportion to the value of the
thing(s) being taxed; generally refers only to property taxes, although technically the term is applicable to income taxes, ad valorem tariffs, special property
taxes, etc. Exclusive of exemptions, use value assessment provisions, and the like, the property tax is an ad valorem tax. (IAAO)

Air Rights - The right to undisturbed use and control of designated air space above a specific land area within stated elevations. Such rights may be acquired to
construct a building above the land or building of another or to protect the light and air of an existing or proposed structure on an adjoining lot. See also
transferable development right (TDR).

Area - The surface extent of a building, a site, a neighborhood, a section of a city, a tract, or a region, measured in square units.

Assessed Value - 1. A value set on real estate and personal property by a government as a basis for levying taxes. (IAAO). 2. The monetary amount for a
property as officially entered on the assessment roll for purposes of computing the tax levy. Assessed values differ from the assessor's estimate of actual
(market) value for three major reasons: fractional assessment ratios, partial exemptions, and decisions by assessing officials to override market value. The
process of gathering and interpreting economic data to provide information that can be used by policymakers to formulate tax policy. (IAAO)

Base Rent - The minimum rent stipulated in a lease. See also rent.

Capitalization Rate or Cap Rate (R) - Any rate used to convert income into value.

Cash Equivalence - A price expressed in terms of cash, as distinguished from a price expressed totally or partly in terms of the face amounts of notes or other
securities that cannot be sold at their face amounts. Calculating the cash-equivalent price requires an appraiser to compare transactions involving atypical
financing to transactions involving comparable properties financed at typical market terms.

Current Yield - In finance, the current dividend on an investment; current yield is the percentage of annual cash income to the investment cost; similar to a
capitalization rate. See also yield to maturity.

Common Area - The total area within a property that is not designed for sale or rental but is available for common use by all owners, tenants, or their invitees,
e.g., parking and its appurtenances, malls, sidewalks, landscaped areas, recreation areas, public toilets, truck and service facilities.

Common Area Maintenance (CAM) - The expense of operating and maintaining common areas; may or may not include management charges and usually
does not include capital expenditures on tenant improvements or other improvements to the property. See also common area.

CBS Construction - Concrete Block and Stucco construction.

Discount Rate - An interest rate used to convert future payments or receipts into present value. The discount rate may or may not be the same as the internal
rate of return (IRR) or yield rate depending on how it is extracted from the market and/or used in the analysis. See also risk rate; safe rate; yield rate (Y).

DCF - Discounted cash flow analysis.

Discounted Cash Flow (DCF) Analysis - The procedure in which a discount rate is applied to a set of projected income streams and a reversion. The analyst
specifies the quantity, variability, timing, and duration of the income streams as well as the quantity and timing of the reversion and discounts each to its
present value at a specified yield rate. DCF analysis can be applied with any yield capitalization technique and may be performed on either a lease-by-lease or
aggregate basis.

Economic Life - The period over which improvements to real property contribute to property value.

Effective Age - The age of property that is based on the amount of observed deterioration and obsolescence it has sustained, which may be different from its
chronological age. (USPAP, 2002 ed.)

Effective Gross Income (EGI) - The anticipated income from all operations of the real property after an allowance is made for vacancy and collection losses.
Effective gross income includes items constituting other income, i.e., income generated from the operation of the real property that is not derived from space
rental (e.g., parking rental or income from vending machines).
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Effective Gross Income Multiplier (EGIM) - The ratio between the sale price (or value) of a property and its effective gross income; a single year's EGI
expectancy or an annual average of several years' EGI expectancies (EGIM = V/EGI).

Equity Yield Rate: A rate of return on equity capital as distinguished from the rate of return on debt capital; the equity investor's internal rate of return. The
equity yield rate considers the effect of debt financing on the cash flow to the equity investor.

Expense Ratio: This is the ratio of total expenses, excluding debt service, to either potential or effective gross income. See also operating expense ratio.

Exposure Time: 1. The time a property remains on the market. 2. The estimated length of time the property interest being appraised would have been offered
on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal; a retrospective estimate based on an
analysis of past events assuming a competitive and open market. Exposure time is always presumed to occur prior to the effective date of the appraisal. The
overall concept of reasonable exposure encompasses not only adequate, sufficient and reasonable time but also adequate, sufficient and reasonable effort.
Exposure time is different for various types of real estate and value ranges and under various market conditions. (Appraisal Standards Board of The Appraisal
Foundation, Statement on Appraisal Standards No. 6, "Reasonable Exposure Time in Real Property and Personal Property Market Value Opinions")

Market value estimates imply that an adequate marketing effort and reasonable time for exposure occurred prior to the effective date of the appraisal. In the
case of disposition value, the time frame allowed for marketing the property rights is somewhat limited, but the marketing effort is orderly and adequate. With
liquidation value, the time frame for marketing the property rights is so severely limited that an adequate marketing program cannot be implemented. (The
Report of the Appraisal Institute Special Task Force on Value Definitions qualifies exposure time in terms of the three above-mentioned values.) See also
marketing time.

FF&E - Furniture, fixtures, and equipment. The movable property of a business enterprise not classified as stock or inventory or leasehold improvements;
frequently found in the ownership of hotels or motels, restaurants, assisted-living facilities, service stations, car washes, greenhouses and nurseries, and other
service-intensive properties. Furniture, fixtures, and equipment frequently wears out much more rapidly than other components of those properties.

Financial Management Rate Of Return (FMRR) - A measure of investment performance; a specialized after-tax version of the modified internal rate of
return that takes into account the prevailing rate of return on representative real estate projects of a particular risk class. See also internal rate of return (IRR);
modified internal rate of return (MIRR).

(GLA) - Gross Leasable Area. Also gross living area. The total floor area designed for the occupancy and exclusive use of tenants, including basements and
mezzanines, and measured from the center of interior partitioning to outside wall surfaces; the standard measure for determining the size of shopping centers
where rent is calculated based on the GLA occupied. The area for which tenants pay rent. See also area.

Gross Lease - A lease in which the landlord receives stipulated rent and is obligated to pay all or most of the property's operating expenses and real estate
taxes. See also lease.

Gross Leasable Area (GLA) - The total floor area designed for the occupancy and exclusive use of tenants, including basements and mezzanines, and
measured from the center of interior partitioning to outside wall surfaces; the standard measure for determining the size of shopping centers where rent is
calculated based on the GLA occupied. The area for which tenants pay rent. See also area.

Highest And Best Use - The reasonably probable and legal use of vacant land or an improved property, which is physically possible, appropriately supported,
financially feasible, and that results in the highest value. The four criteria the highest and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity.

Holding Period - The term of ownership of an investment. See also projection period.

Internal Rate Of Return: (IRR) - The annualized yield rate or rate of return on capital that is generated or capable of being generated within an investment or
portfolio over a period of ownership. The IRR is the rate of discount that makes the net present value of the investment equal to zero. The IRR discounts all
returns from the investment, including returns from its reversion, to equal the original capital outlay. This rate is similar to the equity yield rate. As a measure
of investment performance, the IRR is the rate of discount that produces a profitability index of one and a net present value of zero. It may be used to measure
profitability after income taxes, i.e., the after-tax equity yield rate. See also equity yield rate; financial management rate of return (FMRR); modified internal
rate of return (MIRR); yield rate (Y).

Lease - A written contract in which the rights to use and occupy land or structures are transferred by the owner to another for a specified period of time in
return for a specified rent.

Leased Fee Interest - An ownership interest held by a landlord with the rights of use and occupancy conveyed by lease to others. The rights of the lessor (the
leased fee owner) and the lessee are specified by contract terms contained within the lease.

Leasehold Interest - The interest held by the lessee (the tenant or renter) through a lease transferring the rights of use and occupancy for a stated term under
certain conditions. See also negative leasehold; positive leasehold.
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Loan-To-Value Ratio (M) - The ratio between a mortgage loan and the value of the property pledged as security, usually expressed as a percentage. This is
also called loan ratio.

Marketing Time: 1.This is the time it takes an interest in real property to sell on the market sub-sequent to the date of an appraisal. 2. Reasonable marketing
time is an estimate of the amount of time it might take to sell an interest in real property at its estimated market value during the period immediately after the
effective date of the appraisal; the anticipated time required to expose the property to a pool of prospective purchasers and to allow appropriate time for
negotiation, the exercise of due diligence, and the consummation of a sale at a price supportable by concurrent market conditions. Marketing time differs from
exposure time, which is always presumed to precede the effective date of the appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of The
Appraisal Foundation and Statement on Appraisal Standards No. 6, "Reasonable Exposure Time in Real Property and Personal Property Market Value
Opinions" address the determination of reasonable exposure and marketing time.) See also exposure time.

Modified Internal Rate Of Return (MIRR) - A measure of investment performance; similar to the internal rate of return except that negative cash flows, if
any, are discounted to present value at a specified safe rate and positive cash flows are presumed to be reinvested to grow with compound interest at either the
same specified safe rate or at a specified market rate until the termination of the investment; also called adjusted internal rate of return. See also financial
management rate of return (FMRR); internal rate of return (IRR).

Negative Leasehold - A lease situation in which the market rent is less than the contract rent.

Net Floor Area – This is the occupied area of a building not including hallways, elevator shafts, stairways, toilets, and wall thicknesses. The net floor area is
used for determining rental space and fire-code requirements. (R.S. Means)

Net Lease - Generally a lease in which the tenant pays for utilities, janitorial services, and either property taxes or insurance, and the landlord pays for
maintenance, repairs, and the property taxes or insurance not paid by the tenant. Sometimes used synonymously with single net lease but better stated as a
partial net lease to eliminate confusion. Also called single net lease; modified gross lease, See also lease.

Net Operating Income (NOI) – This is the actual or anticipated net income that remains after all operating expenses are deducted from effective gross
income, but before mortgage debt service and book depreciation are deducted; may be calculated before or after deducting replacement reserves.

Net Present Value (NPV) – This is the difference between the present value of all expected investment benefits, or positive cash flows, and the present value
of capital outlays, or negative cash flows. For purposes of real property valuation, negative cash flows include the initial cash outlay required to purchase the
property. Generally, when NPV is positive, the investment is acceptable; if NPV is zero, the investment is neutral; and when NPV is negative, the investment is
unacceptable. It is also called dollar reward.

Net Reversionary Interest – This is the lump-sum benefit that an investor receives at the termination of an investment after the deduction of sales
commissions and outstanding mortgage debt. See also reversion.

Overall capitalization rate (OAR) - An income rate for a total real property interest that reflects the relationship between a single year's net operating income
expectancy and the total property price or value; used to convert net operating income into an indication of overall property value.

Positive Leasehold - A lease situation in which the market rent is greater than the contract rent.

Potential Gross Income (PGI) - The total income attributable to real property at full occupancy before vacancy and operating expenses are deducted.

Potential Gross Income Multiplier (PGIM) - The ratio between the sale price of a property and its potential gross income (PGIM = V/PGI).

Projection Period - A presumed period of ownership; a period of time over which expected net operating income is projected for purposes of analysis and
valuation.

Remaining Economic Life - The estimated period during which improvements will continue to contribute to property value; an estimate of the number of
years remaining in the economic life of the structure or structural components as of the date of the appraisal; used in the age-life method of estimating
depreciation.

Rent – An amount paid for the use of land, improvements, or a capital good.

Replacement Cost – This is the estimated cost to construct, at current prices as of the effective appraisal date, a building with utility equivalent to the building
being appraised, using modern materials and current standards, design, and layout.

Reproduction Cost - The estimated cost to construct, at current prices as of the effective date of the appraisal, an exact duplicate or replica of the building
being appraised, using the same materials, construction standards, design, layout, and quality of workmanship and embodying all the deficiencies,
superadequacies, and obsolescence of the subject building.
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Reversion - A lump-sum benefit that an investor receives or expects to receive at the termination of an investment; also called reversionary benefit. See also
net reversionary interest.

Risk Rate - The annual rate of return on capital that is commensurate with the risk assumed by the investor; the rate of interest or yield necessary to attract
capital. See also safe rate.

Safe Rate - The minimum rate of return on invested capital. Theoretically, the difference between the total rate of return and the safe rate is considered a
premium to compensate the investor for risk, the burden of management, and the illiquidity of the capital invested; also called riskless rate or relatively riskless
rate.

Speculative Building - A structure that is built with the expectation that it will be sold or rented when completed.

Square Foot Cost - The cost of one square foot of an improvement; obtained by dividing the actual, or estimated, cost of a building by its gross floor area or
by dividing the actual, or estimated, cost of a land improvement by its square foot area; can be multiplied by the number of square feet in a building or land
improvement to produce the actual or estimated cost.

Stabilized Occupancy - Occupancy at that point in time when abnormalities in supply and demand or any additional transitory conditions cease to exist and
the existing conditions are those expected to continue over the economic life of the property; the optimum range of long-term occupancy that an income-
producing real estate project is expected to achieve under competent management after exposure for leasing in the open market for a reasonable period of time
at terms and conditions comparable to competitive offerings. See also stabilized income.

Stabilized Income - Income at that point in time when abnormalities in supply and demand or any additional transitory conditions cease to exist and the
existing conditions are those expected to continue over the economic life of the property; projected income that is subject to change, but has been adjusted to
reflect an equivalent, stable annual income. See also stabilized occupancy.

Transferable development right (TDR) - A development right that cannot be used by the landowner, or that the owner chooses not to use, but can be sold to
landowners in another location; generally used to preserve agricultural land; may also be used to preserve historic sites or buildings and open space or to protect
scenic features. TDRs are said to be transferred from a landowner in a sending district to the use of a landowner in a receiving district.

Undivided Fee Rule - In condemnation appraisal, a rule that states that property is to be valued as if the title were held by a single entity, even if the real estate
is divided into more than one estate owned by more than one individual or entity. See also unit rule.

Unit Rule - In condemnation appraisal, it is a valuation rule with two aspects, the first dealing with ownership interests and the second dealing with physical
components. The first aspect of the rule, also referred to as the undivided fee rule, requires that property be valued as a whole rather than by the sum of the
values of the various interests into which it may have been carved (such as lessor and lessee, life tenant and remainderman, and mortgagor and mortgagee,
etc.). This is an application of the principle that it is the property, not the interests, that is being acquired. The second aspect of the rule is that different physical
elements or components of a tract of land (such as the value of timber and the value of minerals on the same land, irrigated cropland and dry cropland on the
same parcel, etc.) are not to be separately valued and added together.

Unity Of Title - The rule that states that, to be considered part of the remainder property, a parcel must be held by the condemnee under the same quality of
ownership as the parcel from which the taking occurs; applied in both federal and state courts. See also undivided fee rule.

Yield To Maturity - In finance, the total rate of return that would be realized on an investment such as a bond if purchased at the current market price, held as
an investment, and redeemed for the principal amount at maturity.

Yield Rate (Y) - A rate of return on capital, usually expressed as a compound annual percentage rate. A yield rate considers all expected property benefits,
including the proceeds from sale at the termination of the investment. See also current yield; yield to maturity. See also current yield; yield to maturity.
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The Comprehensive Appraiser Workshop August-00 Program 3
SFWMD Appraisal Seminar: Valuation of Various Types of Vacant Land May-00 Program 15
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